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II.  Organizational Chart
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DIRECTOR’S MESSAGE 

To Those We Serve: 
 
We are pleased to provide you with the 1999 Annual 
Report of the Hamilton County Regional Planning 
commission and Rural Zoning Commission.  The 
report describes achievements of the Commissions 
and their staff in carrying out responsibilities related to 
community planning and zoning in Hamilton County.  
The inclusion of both commissions in this report 
reflects the interconnected   mission   and   vision   as   
well   as   the daily  

collaboration and teamwork in the Planning and Zoning Department. 
 

In addition to the provision of planning and zoning services typically required, we have made 
outstanding progress this year in several other areas.  We have provided professional planning 
service to ten western Hamilton County townships and municipalities by beginning the 
implementation portion of the Western Hamilton county Collaborative Plan (WHCCP) and to 
Harrison Township in preparing their 2020 Comprehensive Plan. 
 
We’ve initiated subdivision scanning and GIS registration.  This is an important step toward 
providing computerized plan review and record tracking for the entire county. 
 
Out staff worked extensively on the Census 2000 effort.  In an effort to improve upon the 
success of the 1990 Census in our region, our office revived the Cincinnati/Hamilton County 
Complete Count Committee for the 2000 Census and we have provided staff support for the 
110 members of the Committee. 
 
The Regional Planning Commission also made initial strides in implementing its strategic plan 
by developing concepts for new partnerships with public, private and civic sector organizations 
and identifying a preliminary scope for a long-range, countywide, comprehensive plan. 
 
Due to the scope of our duties and services, the annual report can only summarize our 
activities.  Our staff would be pleased to answer any questions that you might have on our 
various work programs. 
 
 
Ronald P. Miller, AICP 
EXECUTIVE DIRECTOR 
   HAMILTON COUNTY REGIONAL PLANNING COMMISSION 
   HAMILTON COUNTY RURAL ZONING COMMISSION 
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The Regional Planning Commission  (RPC) serves the Board of County Commissioners by 
providing advisory planning services to the unincorporated areas (12 townships) of the County.  
It also provides services upon request to 37 county municipalities that are members of the 
Commission and pay annual fees. 
 
The Commission’s various planning activities include programs for subdivision compliance, 
community planning, development review and census/data and information systems.  The 
Commission’s services are tied to annual work programs that monitor development trends, 
evaluate current policies, and update the Hamilton County Master Plan and related regulations 
for zoning, subdivision of land and traffic circulation.  The Commission is responsible for 
determining consistency of development proposals with adopted plans for township areas.  Land 
Use control responsibilities also include development review for consistency with zoning 
regulations, subdivision rules, and thoroughfare plans.  Advisory zoning recommendations are 
made to the Hamilton County Rural Zoning Commission and to township and municipal zoning 
commissions.  The RPC administers and takes final actions on land subdivision for the entire 
unincorporated area.  It coordinates the multi-agency review of subdivision plans and ensures 
conformity with the County’s regulations. 
 
RPC prepares and disseminates information and maps on a variety of subjects related to 
planning, and this information is available for public and agency use.  It maintains Census and 
other data on population, housing, zoning, building activity, socio-economic development, school 
trends, and many physical and land use features.  The staff coordinates and assigns street 
address numbers for the unincorporated areas and several municipalities. 
 
The Commission’s staff also supports the various functions of the Rural Zoning Commission, the 
Cincinnati Area Geographic Information System (CAGIS), and the Community Development 
Department.  The Executive Director serves as Secretary to the Rural Zoning Commission and 
Regional Planning Commission and has general charge of the functions of both Commissions. 
 
The Regional Planning Commission is made up of seven representatives: 
• Four representatives from townships appointed by the Board of County Commissioners 
• One representative from a municipality appointed by the Board of County Commissioners 
• One representative from a municipal planning commission elected by municipal 

planning commissions, and 
• One representative from Cincinnati appointed by the Cincinnati Planning Commission 

RPC SUMMARY 
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VISION 
 

To assist Hamilton County and its communities, agencies and 
citizens in planning and achieving sustainable development and 
related community and regional goals 
 

 
 

MISSION 
 

• To build planning partnerships for creating and implementing 
community plans in the context of the region 

• To provide data management and analysis for effective planning 
and decision-making in Hamilton County governments 

• To promote an equitable balance of local, county and regional 
perspectives and interests in community planning forums. 

RPC MISSION AND VISION 

Hamilton County, Ohio 
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The Hamilton County Regional Planning Commission is a seven member board.  The 
composition and 1998 membership of this Commission (whose members serve five-year 
terms) is as follows: 
 
• Four (4) residents of the unincorporated area of Hamilton County, who are nominated by 

Township Trustees and other interested parties, and appointed by the Board of County 
Commissioner. 

 
C.W. Bill Bercaw, Chairman (appointed 1999, current term expires 2000) 
Hal Franke, (appointed 1995, current term expires 2004) 
Harold L. Anness (appointed 1987, current term expires 2000) 
Robert Jay Buchert, Vice-Chairman (appointed 1990, current term expires 
2001) 

 
• One (1) resident of a City or Village with a planning commission, who is appointed by 

the Board of County Commissioners. 
 

Melvin D. Martin, (appointed 1981, current term expires 2000) 
 

• One (1) resident of a City or Village with a planning commission, exclusive of Cincinnati, 
who is elected by mail ballot of Municipal Planning Commissions. 

 
Robert F. Alsfelder, Jr. (elected in 1988, current term expires 2001) 
 

• One (1) resident from the City of Cincinnati appointed by the Cincinnati Planning 
Commission 

 
David Gosling (appointed in 1996, current term expires 2001) 

Hal Franke    Mel Martin   David Gosling   Bill Bercaw    Harold Anness    Bob Alsfelder     Jay Buchert 

RPC MEMBERS 



Page 7 

Subdivision Compliance Review 
 
• Provide consultation services for landowners 
• Review new preliminary subdivision plans and determine compliance with regulations and 

other adopted plans; coordinate cross-agency review; prepare maps and staff reports for 
Planning Commission meetings. 

• Review minor subdivisions (lot splits) for compliance with Subdivision Regulations 
• Plan and prepare addresses for all property in the unincorporated Hamilton County and 

some incorporated jurisdictions 
• Maintain files for all subdivision, lot splits, new streets and monthly Planning Commission 

proceedings. 

Community Planning 
 
• Coordinate the preparation, adoption, amendment and update of plans and appropriate 

methods to implement long-range plans 
• Provide support to development review process 
• Conduct community workshops 
• Prepare sub-area, regional and county-wide plan elements 
• Provide mapping services and analysis for special projects 
• Coordinate annual Ferris award 
• Maintain the land use plan tracking system 
• Provide informational services to all communities on planning services (e.g., request for info 

on how to create an historic overlay district, etc.) 
 

Census/Public Information 
 

• Provide census data, analysis and other staff support to Hamilton County Community 
Development Department as well as other decision makers and citizens in the Greater 
Cincinnati area 

• Complete all annual requirements of the Ohio Data Users Center necessary to retain Census 
Affiliate status 

• Assist the Bureau of the Census in the preparation of the 2000 Census 

RPC PROGRAMS 
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Data Products Development 
 
• Provide internal and external support for decision making and quantitative analysis 
• Maintain Customer Satisfaction Survey process, analyze survey results, and write survey 

reports 
• Respond to routine customer requests for maps, data, and other information 
• Maintain and update a database of regional information 
• Respond to routine customer requests for maps, data, graphics, and other information 
• Provide data and analyses for decision makers and citizens in the Greater Cincinnati area 
• Prepare population estimates for interested clients utilizing the Ohio Department of 

Development’s formula.  Make a periodic reevaluation of the pricing structure for the 
population estimates 

 

Personnel, Budget, Accounting & 
Administrative Support 

 
• Act as Personnel and Payroll officer 
• Assist in yearly budget preparations 
• Oversee expenditure and revenue for both RPC and RZC 
• Assist system Administrator with network support 
• Liaison with County Training Department for all staff 
• Complete all word processing assignments 
• Answer phones, distribute incoming mail, prepare outgoing mail 
• Prepare invoices and receipts for products 
• Assist incoming public 
• Conduct customer surveys 

RPC PROGRAMS 

Information Systems and Process Improvement 
 

• Assist in system migration and continuous update of automated mapping of development 
information resulting from Planning, Zoning and Subdivision activities. 

• Administer local area computer network coordinate software upgrades and training 
• Provide ArcInfo/digitizing and database/map maintenance services per Cincinnati Area 

Geographic Information System (CAGIS) agreement 
• Maintain planning layers of CAGIS 
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Management and Cross-Functional Teams 
 
• Provide leadership, board administration and department management related to planning 

and zoning programs 
• Provide direction to Planning Commission and Zoning Commission staff in the 

development, modification and implementation of community plans, land use regulations, 
work programs and internal policies. 

• Align objectives of employees, teams and sections with the vision and mission of the 
organization 

• Develop strategic performance measures 
• Minimize costs and increase revenues 
• Develop effective regulations and processes to enable implementation of Hamilton 

County’s adopted goals 
• Provide continuous professional development and cross-training 
• Coordinate provision of services among political jurisdictions, relevant departments, 

agencies and service users 
• Administer contracts with consultants and communities 
• Disperse leadership, promote involvement, initiative and innovation 
• Improve Customer Satisfaction through review of survey results through management 

responsiveness to action plans 
• Review processes and identify opportunities for improvement (workflow redesign / 

reengineering) 
• Provide County representation at OKI for I-71 MIS, Eastern Corridor MIS, Intermodal 

Coordinating Committee, 2020 Land Use / Transportation Plan, Groundwater Committee, 
Regional O-zone Committee, Land Use Commission, Strategic Regional Plan 

• Maintain RPC/RZC web site 

RPC PROGRAMS 
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Decade 

 
External Forces  

 
 

 
RPC Focus  

(Service Direction) 

1920’s • U.S. regional planning movement 
• U.S. zoning movement 
• Ohio regional planning law 
• Ohio subdivision enabling legislation 
• Uncoordinated suburban development 
• Public health concerns 
• Property value concerns 

• Choice of Regional versus County Planning Commission 
• Formation of the Hamilton County Regional Planning 

Commission 
 

1930’s • Ohio legislation transferring platting authority 
from County Commissioners to the RPC 

• Suburbanization 

• Develop model subdivision regulations 
• Adopt County subdivision regulations 
• Promote subdivision control in municipalities 
• Develop Hamilton County Thoroughfare Plan 

1940’s • Ohio zoning enabling legislation 
• Incorporation of 7 municipalities 
• Completion of 1948 Cincinnati Master Plan 

with County-wide Elements 
 

• Prepare regional planning studies 
• Update County subdivision regulations 
• Initiate property addressing system for Hamilton County 
• Promote state law amendments to enable zoning regulations 
• Develop model zoning regulations for Hamilton County 

townships 
• Create Rural Zoning Commission 
• Adopt rural zoning in five townships (1949) 
• Reorganization of the RPC 

1950’s • Incorporation of 5 municipalities 
• Interstate highway system 
• Post-war sprawl development 
• Start of fragmented zoning adoption by 

individual precincts 

• Short term planning and administration (subdivision and 
zoning) 

• Adopt rural zoning in two additional townships 

1960’s • U.S. metropolitan planning movement 
• U.S. Categorical Grants and 701 Planning 

Grants 
• Ohio caselaw on annexation policy 
• Rapid growth and storm water problems 
• War on Poverty / Social Planning 
• Model Cities / Urban Renewal Legislation 
• Community Action Agencies 
• Community Services Block Grants 
• CMHA extended to County boundaries 

• Adopt rural zoning in two additional townships 
• Develop Hamilton County Master Plan 
• Update Hamilton County Thoroughfare Plan 
• Develop Hamilton County Public Library Plan 
• Develop Hamilton County Parks Plan 
• Develop Code Enforcement Programs 
• Comprehensive Storm Drainage & Open Space Master Plan 

(1967 
• Collaborate in creation of OKI Regional Council of 

Governments 
• Develop Planned Unit Development zoning regulations 

HAMILTON COUNTY REGIONAL PLANNING COMMISSION 
“A General Overview” 

HISTORICAL PERSPECTIVE 
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Decade 

 
External Forces  

 

 
RPC Focus  

(Service Direction) 
1970’s • U.S. 701 Planning Grants 

• Housing and Community Development Act of 1974 
• Urban County Authority and Funding 
• U.S. Community Development Block Grants 
• State and Federal Scenic Rivers Program 
• Movement from county zoning to township zoning 

• Collaborate in creation of Community Development 
Dept.  

• Prepare Assisted Housing Plan 
• Prepare Citizen Participation Plan 
• Prepare Little Miami River Valley Study and Scenic 

River Program Planning 
• Initiate Flood Insurance Program Regulations 
• Update elements of Master Plan 

   Commercial-industrial element 
   Housing element 
   Environment / hillside development element 
   Storm drainage element 
   Sanitary sewers element 

• Adopt rural zoning in one additional township 
 

1980’s • U.S. caselaw on land use, property rights and 
regulatory takings 

• Taylor Creek Sewer Proposals for western 
Hamilton County 

• Western Hamilton County development and stream 
pollution 

• Develop Township land use plans 
• Develop Corridor plans 
• Prepare analysis of Secondary Impacts of Sanitary 

Sewers 
• Develop RPC Consistency Bylaws governing adoption, 

amendment, interpretation and implementation of 
adopted plans 

• Expand zoning enforcement program 
• Obtain certification as a Census Information Center for 

4 counties 
1990’s • Personal computer technology 

• GIS computerized mapping technology  
• West side sewer and water expansion 
• Township home rule  
• Movement from county zoning to township zoning 
• Expansion of County government authority 
• Property rights movement 
• Global economy and regional competition 
• Ohio smart growth movement  
• U.S. community benchmarking movement 
• U.S. sustainable development movement 
• U.S. regionalism movement 

• Develop computer network, information systems and 
services 

• Develop data products and services 
• Update Thoroughfare Plan 
• Develop model subdivision regulations (SUAG) 
• Develop model zoning regulations (ZUAG) 
• Develop CAGIS layers 
• Develop contract planning and zoning services (LZAC, 

LPAC) 
• Develop automated zoning code 
• Develop automated and integrated permitting system 
• Develop web site 
• Develop Strategic Plan for RPC organization 
 

2000 + 
(projected) 

• Regional and global competition 
• Suburban Gridlock 
• Disinvestment in urban/suburban core 
• Infill development 
• Mass transit corridors 

• Revise RPC organizational structure to fit current 
environment. 

• Develop effective partnerships with stakeholders 
• Develop county-wide plan for community, environment 

and economic development in context of the region. 
• Develop consensus on benchmarks and indicators to 

increase awareness of problems, opportunities and goals 
in Hamilton County. 

HISTORICAL PERSPECTIVE 
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The Rural Zoning Commission serves the Board of County Commissioners by administering 
and enforcing zoning in eight township or parts thereof covering an area of about 80 square 
miles.  The Commission itself is responsible for making recommendations to the Board 
regarding zone amendments and makes final determinations on Planned Unit 
Developments.  The Commission consists of five members from the areas under County 
Zoning appointed by the Board of County Commissioners.  By law, the unanimous decision 
of the Board of County Commissioners is required to deny or modify the recommendation of 
the Commission. 
 
The zoning Resolution is interpreted and enforced by the office of the County Zoning 
Inspector.  The zoning Inspectors are administratively a part of the RZC staff, but are 
appointed by the County Commissioners.  Duties of the RZC administrative staff and Zoning 
Inspectors include: 
 
• Coordinating zoning amendment review and scheduling of Public Hearings 
• Presenting amendment and other zoning requests before the Regional Planning 

Commission, rural Zoning Commission, Board of Zoning Appeals an Board of County 
Commissioners 

• Maintaining official maps and files 
• Assisting the public with zoning information 
• Reviewing all building permits for zoning compliance 
• Issuing Zoning Certificates and Final Zoning Inspections Certificates for all building 

permits 
• Conducting field inspections on reported zoning violations 
• Abating zoning violations through due process 
• Maintaining complaint and abatement records 
• Updating the zoning regulations 

RZC SUMMARY 
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VISION 

 
To have all development in compliance with Hamilton County 
zoning regulations as well as consistent with the land use goals 
and objectives of the regional and each affected township. 
 
 
 
 
 

MISSION 
 

To administer and enforce the zoning regulations adopted by the 
Board of County Commissioners and the citizens of Hamilton 
County while continually improving public awareness and 
understanding of the importance of zoning in protecting public 
health, safety and welfare as well as private property. 

RZC MISSION & VISION 

COUNTY ZONING JURISDICTION 
Hamilton County, Ohio 
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The five members of the Hamilton County Rural Zoning Commission are appointed by the 
Board of County Commissioners for a five-year term.  The members must reside in an area 
under the jurisdiction of county zoning.  In 1999, the composition and representation of this 
commission included: 
 
• Arthur Knabe, Chairman, Resident of Green Township (Appointed 1971, Current 

Term Expires 2001) 

• Becky Hummeldorf, Resident of Harrison Township (Appointed 1995, Term 
Expires 2000) 

• Allen Paul, Resident of Springfield Township (Appointed 1989, Reappointed 
October 1999, Current Term Expires 2004) 

• William McCormick, Vice-Chairman, Resident of Miami Township (Appointed 
1996, Current Term Expires 2002) 

• Haynes Goddard, (Appointed to complete the unexpired term of Dennis Sies 1999, 
Term Expires 2003) 

 
 

       Haynes Goddard         Arthur Knabe        Bill McCormick        Becky Hummeldorf          Allen Paul 

RZC MEMBERS 
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ZONING COMPLIANCE REVIEW PROCESS 
 

• Review all site plans and construction drawings for compliance with zoning regulations and 
adopted conditions 

• Maintain nonconforming use certificate files 
• Issue zoning certificates for al applications 
• Issue final inspection certificates for completed development 
• Maintain all certification files 
• Provide handouts and applications to the public 
• Assist the public with zoning information 
• Assist in contract services for Delhi, Symmes and Sycamore townships 

ZONING ENFORCEMENT 
 

• Investigate complaints and abate zoning violations 
• Provide updated zoning violation status reports to Township Officials 
• Maintain records of zoning violation notices and abatement actions 
• Review actual construction for compliance with issued zoning certificate 
• Monitor continued compliance of new and existing Specific Planned Unit Developments 
• Assist in contract services for Delhi, Symmes, Green and Harrison townships 

ZONING REVISION 
 

• Review and report on zoning map and text amendments for municipal, township and county 
Rural Zoning Commission, Board of Zoning Appeals, The Regional Planning Commission 
and Board of County Commissioners 

• Review proposed developments and determine consistency with adopted land use and 
thoroughfare plans 

• Communicate with staff, applicants/agents, township officials and affected parties on the 
progress and/or modifications of zoning revision cases 

• Prepare annexation reports 
• Conduct public/staff review conferences 
• Maintain zoning maps and case files 

RZC PROGRAMS 
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WESTERN HAMILTON COUNTY COLLABORATIVE PLAN 
 
The Western Hamilton County Collaborative Plan, adopted by the Hamilton County Regional 
Planning Commission on April 1, 1999, is the result of a three-year planning process with 
extensive citizen participation.  Ten west side communities participated in the planning effort, 
which began in 1996.  The plan is also endorsed by the Board of County Commissioners, who 
passed a resolution supporting the general concepts and recommendations contained in the 
Plan on August 18, 1999. 
 
These key actions in 1999 have enabled the RPC to begin implementation of the plan.  
Implementation activities include local endorsement of the Plan’s goals and subgoals; 
development and adoption of strategies intended to enable goal achievement; setting in place 
methods for monitoring and evaluating the outcomes of planning activities; increasing local 
jurisdictions’ capacity for comprehensive community planning in a regional setting.  One 
participating jurisdiction—Harrison Township—is a currently developing a long-range 
comprehensive plan for the community, within the general framework of the WHCCP. 
 
In addition to the participation of west side communities, Plan implementation also involves the 
formation of partnerships with civic groups and government agencies whose work and 
activities impact the west side of Hamilton County, and whose collaboration is needed to 
coordinate land use, development, utility expansion, transportation improvements and 
environmental conservation and protection. 
 
The WHCCP is intended to promote a regional and collaborative approach to effective 
planning for Western Hamilton County communities.  It is seen as a long-range, 
comprehensive, advisory regional plan with a twenty-year perspective to guide land use 
through the year 2020.  The Plan will evolve continuously during the implementation period.  
As each stakeholder adopts a strategy to reach the collective goals, it will be incorporated into 
the Plan. 
 
The Five Goals of the Western Hamilton County 
Collaborative Plan: 
 
1. Work Together as a Region 
2. Balance Growth and Infrastructure 
3. Preserve Rural Character 
4. Protect Environmental Quality 
5. Achieve More Livable Communities 

RPC/RZC 
ACCOMPLISHMENTS  



Page 18 

HARRISON TOWNSHIP 2020 
COMPREHENSIVE PLAN 

 
The Hamilton County Regional Planning Commission (HCRPC) staff, acting as facilitators fo the 
process, will assist Harrison Township Planning Committee members to define a vision of how 
the township will look in twenty years.  The general purposes of this study are (1) to provide for 
orderly development of the township, (2) to assure quality services to the community, and (3) to 
look for development alternatives to provide local services and employment opportunities as well 
as generate additional tax revenues. 
 
The Western Hamilton County Collaborative Plan (WHCCP) will provide a framework to develop 
strategies to continue Harrison Township’s growth over the next decades. 
 
The comprehensive plan for Harrison Township will provide guidelines for future development 
and redevelopment.  It will include a series of recommendations for land use, including strategies 
and a map, recommendations for development programs.  Included within the plan will be an 
implementation framework. 

RPC/RZC 
ACCOMPLISHMENTS  

SOUTHWEST OHIO FIRST SUBURBS CONSORTIUM 
 

“First Suburbs” is a movement that began in Cleveland and has since spread to Columbus 
and Cincinnati.  The Southwest Ohio First Suburbs Consortium is a still-emerging 
collaboration of first-ring, older suburbs in Hamilton County, Ohio.  Although still in its infancy, 
the group has held several meetings to discuss common issues of concern.  These issues 
include deteriorating infrastructure, eroding tax bases, and the need to create redevelopment 
opportunities,.  The Data Products section and various RPC staff members have provided 
research and other support to the consortium.  

STRATEGIC PLANNING 
 

RPC staff collaborated with Colerain Township officials in the design of an annual Strategic 
Planning Workshop for identifying and resolving planning and development issues in the Town-
ships.  Executive Director, Ron Miller, facilitated the workshop for members of the Township 
Board of Trustees, staff and planning and zoning boards. 
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CAGIS UPDATE LAYERS 
 

With some direction from Cincinnati Area Geographic Information System (CAGIS) staff, the 
Regional Planning Commission continues to implement processes and workflow 
procedures in keeping with digital data acquisition, editing and maintenance.  The effort at 
data maintenance encompasses and affects procedures for Zoning, Civil Boundaries, 
Streets, Census Tracts and Subdivision data within the Regional Planning Commission’s 
jurisdiction and in some cases outside the department’s jurisdiction. 
 
The RPC has initiated a process with the assistance of CAGIS to digitally capture 
addressing data from time-worn paper documents.  The department has also initiated 
contract partnerships with other municipalities to collect and maintain accurate building and 
parcel address information beginning with the City of Blue Ash. 

DATA BASE DESIGN 
 
The RPC Data Products section provided data consulting services to the Jewish Family 
Service (JFS) in the fall of 1999. JFS conducted an extensive survey of family issues and 
subsequently requested assistance from the RPC in organizing and analyzing the data. Our 
office provided two major types of support. First, we advised JFS on the best way to enter 
the survey data into a spreadsheet for analysis. Second, we converted the data into SPSS 
format and generated a sizeable number of frequency tables. We also provided JFS with a 
multiple response analysis and constructed certain indices to obtain a better picture of the 
data." 

RPC/RZC 
ACCOMPLISHMENTS  

CENSUS 2000 
 

Every 10 years, the U.S. Census Bureau conducts the decennial Census, the largest peace-
time operation in our nation.  Hamilton County has realized the importance of an accurate 
count, as Census data is used for a variety of uses including political representation, appor-
tionment of State and Federal funds, and planning activities.  Our office has worked closely 
with the Bureau on a variety of statistical and promotional activities.  The most important of 
these has been the review of the Census Bureau’ mailing list and directory of group quarters 
facilities (in an effort to ensure that all residents are given the opportunity to participate in the 
Census).  In addition, a large effort was undertaken to review Census maps (to ensure politi-
cal boundaries and the inclusion of new streets) and to make needed changes to census 
tracts and block groups, the geographic units that are used to summarize the data once it is 
released.  These activities reaffirm the Hamilton County Regional Planning Commission as a 
resource for Census data in our region. 
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COMPLETE COUNT COMMITTEE 
 

A major component of Census 2000 on our area has been promoting this activity to the 
residents of Hamilton County.  In an effort to improve upon the success of the 1990 Census 
in our region, our office revived the Cincinnati/Hamilton County Complete Count Committee 
for the 2000 Census.  Comprised of leaders from businesses, local governments, 
neighborhoods, educational institution, non-profit organizations, and the media, this 
committee has worked diligently during the past months ot inform residents as to the 
importance of the Census and to encourage their participation.  The committee is chaired by 
Hamilton County Commissioner Tom Neyer, Jr. and Cincinnati Mayor Charlie Luken.  The 
Hamilton County Regional Planning Commission has provided staff support for the over 110 
members of the organization.  It is anticipated that the efforts of this organization and our 
office will ensure that the 2000 Census generates the most reflective snapshot of our 
community. 

RPC/RZC 
ACCOMPLISHMENTS  

MIGRATION REPORT 
The Data Products section worked with a consultant, Christine Nolan (now a member of RPC 
planning staff) to produce a report describing population migration in and out of Hamilton 
County, Ohio between 1984 and 1997.  The report is entitled, “Spreading Out:  The March to 
the Suburbs,” and it is one of a series of comprehensive planning reports being produced by 
the RPC.  Based on IRS migration data, the report examines migration patterns between 
Hamilton County and other CMSA counties, the State of Ohio, U.S. Census regions, and 
other metropolitan areas.  Copies of the report may be obtained by calling 513-946-4452. 

DECISION SUPPORT MANUALS 
A series of publications prepared by the Data Center to provide easy access to focused infor-
mation for essential planning and decision-making. 
 
DSM 3:  Profiles and Comparisons of Public School Districts—This report evolved from The 
School Enrollment Report, with additional data relating to performance measures and test 
scores for each school district in Hamilton County.  This document provides district profiles 
and comparisons of districts using various indicators. 
 
DSM 4:  Profiles and Comparisons of Building Permits by political Jurisdiction—This report 
presents historical residential building trends from 1960 to 1998 for each Hamilton County 
community.  It consolidates data from the U.S. Census Bureau, Hamilton County Building 
Department, and local communities to document development patterns in Hamilton County 
over the past four decades. 
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DATA CENTER NEWSLETTERS 
A series fo periodic newsletters devoted to the dissemination of timely information about the 
communities of Hamilton County, Ohio.  A total of five Data Center Newsletters have been 
published.  Previous topics include: agricultural land use, building permit trends, census 
population estimates, trends in assessed valuation of property and land use distribution in 
Hamilton County.  Upcoming newsletters will address Census 2000 and economic activity in 
Hamilton County and the surrounding CMSA counties. 

RPC/RZC 
ACCOMPLISHMENTS  

THE COUNTYWIDE COMPREHENSIVE PLAN 
 

In 1964 THE Hamilton County Regional Planning Commission adopted the Hamilton County 
Master Plan.  The Master Plan contained several background chapters as well as chapters on a 
land use plan, zoning to implement the plan, a motorway plan, an open space plan and a public 
library plan.  In 1967 the Comprehensive Storm Drainage and Open Space Plan was developed.  
During the 1970’s several elements of the 1964 Master plan were updated.  These updates 
included the commercial-industrial element, the housing element, environmental/hillside 
development element, storm drainage element and sanitary sewer element.  Since these 
updates, planning has shifted away from comprehensive planning by the Regional Planning 
Commission to individual agency master plans (QUEST Plan—1994 for MSD, Water Distribution 
System Master Plan—1999 for CWW).  The Thoroughfare Plan (1993) was the only element of 
the County Master Plan updated in the 1980’s and 1990’s. 
 
In July Steve Johns, AICP was hired as a community planner to coordinate an update of the 
County Master Plan.  As part of this effort other county plans from around the nation were 
collected and analyzed.  In the fall, several brainstorming sessions were held with various 
segments of the community to identify the purposes and outcomes of a countywide plan for 
Hamilton County.  The knowledge gained from the review of plans and the brainstorming session 
evolved into a detailed outline for the countywide plan.  The background elements of this outline 
were started in late 1999 and continue to be a high priority for the RPC staff. 
 
A scope of work has been developed for the countywide plan.  The first elements of this scope of 
work include two levels of background analysis.  In the first level, RPC staff will examine fifteen 
external influences that will likely shape the county in the next twenty years.  RPC staff with the 
assistance of Michael Gallis & Associates will develop an internal assessment as the second 
level of background analysis.  After the completion of the background studies, a community 
dialogue will be developed using focus groups, forums and survey questionnaires.  The results 
from this dialogue will be used to develop goals and subgoals for Hamilton County.  The process 
will conclude with the completion of an implementation plan of the action strategies needed to 
reach the county’s goals.  RPC will then monitor the progress toward these goals. 
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RIVERFRONT ANALYSIS 
 
In November of 1999, the Regional Planning Commission was asked to give input to the 
Riverfront Advisors regarding their plan for the Cincinnati Riverfront. 

TRAINING 
 
Two staff members of The Hamilton County Regional Planning Commission were 
commended for their participation as instructors for the Training and Development Division of 
the County.  Together, Tim Horsley and Caroline Andrews instructed 10 FrontLine Leadership 
sessions, reaching over 75 County employees from many organizations.  Their work will have 
an impact on each of those training participants and , in turn, on their organizations.  By 
making time to instruct, Tim and Caroline are helping our County’s employees become more 
highly-skilled and professional. 

RPC/RZC 
ACCOMPLISHMENTS  

INTERNATIONAL SUPPORT 
 
On Tuesday, October 5, 1999 the Planning and Zoning department staff hosted 22 visitors 
from China—residents of Guang Zhou (“Gwong Zho”), formerly named Canton, and Gui 
Zhou (“Gway Zho”) - both are very dense cities of about 5 million people.  Our guests were 
experts in land management and development.  They were interested in learning about US 
land planning and the role of local government in land management, enforcement and 
implementation of plans.  Our interpreter was from Proctor & Gamble who has a 
headquarters in Guang Zhou. 
 
As a token of their appreciation they presented us with a Chinese scroll—a work of art—that was 
presented to the Board of County Commissioners at their meeting on Wednesday, October 13, 1999. 

LEADERSHIP 
 

Executive Director, Ron Miller, provided leadership and external support services as 
Chairman of the Cincinnati Area Geographic Information System Policy Board, President of 
the County Planning Directors Association of Ohio and as a member of Cincinnatus and a 
1999 graduate of Leadership Cincinnati 
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ZONING COMPLIANCE REVIEW 
 

In 1999, the Zoning Compliance Section issued one thousand and five (1,005) zoning 
certificates for the five (5) townships under the Board of County Commissioner’s zoning 
jurisdiction.  The zoning plans examiners, zoning specialists and support staff review and 
issue zoning certificates for Delhi, Sycamore and Symmes Townships, under a separate 
contract, due to local zoning authority.  The zoning certificates issued for these jurisdictions 
numbered seven hundred and eighty (780) in 1999.  Other accomplishments of the Zoning 
Compliance Section in 1999 include:  issuance of 82 zoning refusal letters, the 
implementation of all reports, including financial reports into the automated tracking system, 
and obtaining one of the highest ratings of all departments in the county for providing 
information and assistance to citizens needing zoning. 

ZONING ENFORCEMENT 
 

Enforcement of the zoning resolution is a key element in obtaining land use control within the 
county. Hamilton County has employed three Zoning Field Inspectors to enforce the zoning 
regulation, not only within the five (5) townships under the Hamilton County Board of County 
Commissioners, but also five (5) townships that have their own zoning and nuisance authority.  
In 1999, the Enforcement Section issued over two thousand three hundred and fifty (2,350) 
letters of notification to property owners having zoning violations.  This number does not take 
into account the zoning violation that were abated without the issuance of a zoning violation 
notification letter. 
 
Hamilton County is the only county in the state that issues zoning citations in the form of a 
“Ticket”.  After proper notification, a citation is issued if the zoning violation is not abated.  In 
1999, the Enforcement Section issued one hundred and eighty five (185) tickets.  The most 
common zoning violations include:  the storage of inoperable vehicles, parking boats and 
campers in the front and side yards, installation of illegal signage and the construction of 
decks, pools, fences and sheds without proper certification. 
 
The Enforcement Section prides itself in having a 98% abatement rate for all zoning violations 
that have been received by complaint or observed by the field inspector. 

RPC/RZC 
ACCOMPLISHMENTS  
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ZONING REVISION 
 

The RPC’s Zoning Revision Team processed ninety-one (91) cases in 1999.  Each case 
required review, research, a field visit and thorough analysis for Zoning Code compliance.  
Of these 91 cases, twenty-six (26) were zone amendments in Townships that have local 
zoning control where the RPC is required by state law to make a recommendation. 
 
The majority of the remaining sixty-five (65) cases were located in Hamilton County RZC 
jurisdiction and include zone amendments, PUD’s, and other projects requiring some type of 
review by the Rural Zoning Commission. 
 
The break down of cases is as follows: 

· 34 Zone amendments 
· 13 Planned Unit Developments 
· 12 Zoning Compliance Plans (Final Development Plan) 
· 11 Major Adjustments or Modifications 
· 22 Board of Zoning Appeals reports 

 
In addition to the above work, extensive time was spent on the fourth set of amendments to 
the Zoning Resolution for Hamilton County.  The Zoning Resolution, completely revised in 
1996, continues to be improved and modified to better serve the customers of Hamilton 
County. 

RPC/RZC 
ACCOMPLISHMENTS  

SUBDIVISIONS 
 
The RPC approved 18 new major subdivisions in 1999.  A major subdivision is one that 
involves six or more lots.  These subdivisions provided no clue to future trends toward 
western migration as 50% of the development sites were located outside of the Western 
Collaborative Plan. 
 
Some statistical minutia regarding these subdivisions: 
 
• Two of the developments were commercial subdivisions 
• Six of the subdivisions were planned unit developments (PUD) 
• Three had more than 130 lots.  The average number for 1999 was 27 lots 
 
The staff of the Subdivision Department, which includes addressing specialists, worked 
closely with CAGIS and the City of Cincinnati to formulate a practical guideline for 
addressing and street naming to be used for computerization of subdivision and building 
activities. 
 
We have also completed training and have initiated subdivision scanning and GIS 
registration.  This is an important step toward providing a total computerized plan review 
and record tracking for the entire county and city. 
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NACIO AWARD 
 

The National Association of County Information 
Officers (NACIO) presented to the Hamilton County 

Regional Planning Commission  
 
 

1999 
EXCELLENT 

AWARD 
 

for the  
 

COMPREHENSIVE PLAN FOR  
CITY OF ST. BERNARD, OHIO 

 
Special Projects Category 

RPC/RZC AWARDS  
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Decision Support Manual:  Volume 1 
 Profiles and Comparisons Townships and Municipalities 
 
Decision Support Manual:  Volume 2 
 Comparisons of Property Tax Rates and Assessed Valuation 
 
Decision Support Manual:  Volume 3 
 School Districts 
 
Decision Support Manual:  Volume 4 
 Residential Building Activity 
 
Key Community Trends 
 Benchmarks of Progress 1998 
 
1998 Census Tract Street Directory 
 
Western Hamilton County Community Profile 
 
Comprehensive Plan Research Report:  99-04 
 Planning in the Age of Sprawl 
  A Profusion of Perspectives 
 
Comprehensive Plan Research Report:  99:05 
 Spreading Out:  The March to the Suburbs 
  Migration Report 
 
Comprehensive Plan Research Report:  99:06 
 Spreading Out:  The March to the Suburbs 
  Executive Summary 
 
Zoning Resolution 
 for the Unincorporated Territory of Hamilton County 
 The official book of rules and standards under which property located in the unincorporated 

areas of Hamilton County can be used, developed and redeveloped (applicable to Columbia, 
Green, Harrison, Miami and Springfield Townships) 

 
 

RPC/RZC PRODUCTS 
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RPC FINANCIAL REPORT 
 
1999 BEGINNING YEAR BLAANCE 167,505 
 
 REVENUE SOURCES  
  Subdivision Fees 55,455 
  Block Grant 178,000 
  Contract Services 2,284 
  Membership Dues 3,186 
  Misc. Sales & Services 8,905 
  Genera Fund 534,852 
 
 TOTAL REVENUE 782,682 
 
 OPERATING EXPENSES 
  Personnel 786,862 
  Contract Services 19,933 
  Non-Personnel 65,589 
  Encumbrances 39,390 
 
 TOTAL EXPENSES 911,774 
 
ENDING YEAR BALANCE  38,413 

RZC FINANCIAL REPORT 
 
1999 REVENUE SOURCES 
 Zone Application Fees 22,146 
 Zoning Certificates 122,652 
 Contract Services 100,192 
 Misc. Sales & Services 1,745 
 General Fund 168,737 
 
TOTAL REVENUE $  415,467 
 
1999 OPERATING EXPENSES 
 Personnel 391,521 
 Non-Personnel 23,946 
 
TOTAL EXPENSES $  415,467 

RPC/RZC FINANCIAL 
REPORTS  
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1999 FRANK F. FERRIS II 
PLANNING AWARD 

1999 FRANK F. FERRIS II PLANNING AWARD 
 

The creation of the Frank F. Ferris II Planning Award by the Hamilton County Regional 
Planning Commission recognizes and honors the lifelong dedication of Mr. Ferris to 
municipal, county and regional planning activities, and it publicly recognizes and 
promotes outstanding contributions to community planning in Hamilton County.  The 
award is presented annually to a business, municipality, township or other public agency 
in Hamilton County for a project that demonstrates civic, economic, aesthetic, or 
environmental significance.  Nominated projects must be approved by the local planning 
commission, be part of an adopted Master Plan or equivalent planning document, started 
and completed as originally planned, and provide benefits to the community. 
 

The 1999 Frank F. Ferris II Planning Award was presented on January 6, 
2000 to the Anderson Township Trustees for: 

 
ANDERSON TRAILS MASTER PLAN 

 
The proposed Anderson Trails Plan replaces the standard “walking radius” 
method with a much more detailed plan, yet is still based on the concept 
that walks should connect the public and retail service locations with 
concentrations of housing, especially those with existing walks, and 
proposes linkages between them.  The Commission commended the 
efforts of a local volunteer committee representing a diversity of interests 
who developed on the basis of the 1999 forecast of needs, the Trails Plan, 
intended as along-range guide to help progressively improve walkway 
infrastructure by integration into annual planning and funding decisions.  
Among the criteria used to evaluate the nominees was the project’s 
strength in support for planning, results, originality, transferability, quality, 
comprehensiveness, public participation, collaboration, sustained 
improvement, community building, and innovation. 

 
The Anderson Trails Plan is a substantial amendment to the Township’s 
existing Transportation Plan adopted in 1993.  The Board of Trustees 
approved the plan on July 15, 1999.  The Anderson Trails Plan was 
developed primarily to identify existing areas of the Township where 
publicly financed sidewalks could directly link subdivisions with potential 
destinations. 
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REACHING US IN 2000 

We are located at: 

County Administration Building—Room 807            138 East Court Street            Cincinnati, OH  45202 
Our office is open Monday through Friday 8:00 AM to 5:00 PM with the exception of government holidays.  Appli-
cations for Zoning Permits should be submitted before 3:30 PM in Room 804.  For questions regarding Commis-
sion or staff services, please refer to the list below: 
 
Regional Planning Commission General Information..............................................................................946-4500 
Rural Zoning Commission General Information ......................................................................................946-4501 
FAX Number ...........................................................................................................................................946-4475 
E-Mail ......................................................................................................................... info@rpc.hamilton-co.org 
Web Site .....................................................................................................................www.hamilton-co.org/hcrpc 
Executive Director 
 Ron Miller, AICP........................................................................................................................946-4453 
Service Administrators 
 Bob Eaton, Planning & Zoning Systems Administrator/Assistant Director .................................946-4458 
 Caroline Statkus, AICP, Planning Services Administrator .........................................................946-4461 
 Russ Sparks, Zoning Services Administrator.............................................................................946-4463 
Zoning Enforcement Services 
 Jim Huhn, Zoning Inspector.......................................................................................................946-4472 
 Mike Burman, Zoning Inspector.................................................................................................946-4473 
Zoning Revision Services 
 Todd Kinskey, AICP, Zoning Process Manager.........................................................................946-4454 
 Lance Schultz, AICP, Planner I-Development Review...............................................................946-4464 
 Marty Fryman, Zoning Specialist II ............................................................................................946-4462 
Zoning Compliance Review Services 
 Lori Adler, Zoning Plans Examiner ............................................................................................946-4470 
 Bill Waite, Zoning Plans Examiner/Inspector .............................................................................946-4474 
 Mary Berta, AICP, Zoning Plans Examiner................................................................................946-4471 
 Becky Reneau O’Brien, Zoning Specialist I ...............................................................................946-4451 
 Ceal McKinley, Zoning Specialist I ............................................................................................946-4482 
 Sharon Stewart, Zoning Specialist I...........................................................................................946-4502 
Subdivision Compliance Review Services 
 Mark Abell, Subdivision Coordinator..........................................................................................946-4465 
 Jim Bowen, Address and Permit Records Specialist .................................................................946-4468 
Community Planning Services 
 Catalina Landivar-Simon, AICP, Planner I-Community Plans....................................................946-4455 
 Steven Johns, AICP, Planner I-Community Plans .....................................................................946-4457 
 Christine Nolan, Planner I-Community Plans.............................................................................946-4487 
 Paul Smiley, Planner I-Community Plans ..................................................................................946-4469 
Census and Data Products Services 
 Tim Horsley, Ph.D., J.D., Project Manager-Data Products ........................................................946-4456 
 Steve Sievers, AICP, Planner I-Data Analyst ............................................................................946-4467 
 Lorraine Jordan, GIS Specialist CAGIS.....................................................................................946-4466 
 Jay Springer, Graphics/Data Management Specialist................................................................946-4459 
Administrative Support Services 
 Karen Ambrosius, Administrative Coordinator ...........................................................................946-4460 
 Teresa Lawson, Word Processor II ...........................................................................................946-4452 
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IV.  Sequence of Regular Meetings and 
Public Hearings for Development Control
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SEQUENCE OF REGULAR MEETINGS & PUBLIC HEARINGS 
FOR DEVELOPMENT CONTROL 

 
 
 

                                          1                              2                           3                           4                                5 

 
 
Abbreviations and notes: 
 
BCC = Hamilton County Board of County Commissioners 
RPC = Hamilton County Regional Planning Commission 
RZC = Hamilton County Rural Zoning Commission 
 
The general purpose of public hearings is to enable various commissions to receive public comments prior to 
making a recommendation or final decision. 
 
The general purpose of regular meetings is to enable the various commissions to formulate and adopt a 
recommendation or final decision.  
 
a A Public Staff Review Conference is held in the evening in the affected township prior to the RPC 

meeting. The general purpose of the review conference is to assist staff in preparing an advisory report and 
the enable early public input on development proposals. 

 
b Time period for public comments is limited to ten minutes for proponent statements and ten minutes for 

opponent statement. The time periods for public comment may be extend at the discretion of the chairman. 
RZC hearings are generally held at Regular Meetings but may be scheduled separately in advance of the 
Regular Meeting. 

Public Staff 
Review 

Conference a 

RPC Regular 
Meeting 

(recommendation)  

RZC 
Public 

Hearing  

BCC Public 
Hearing 

(recommendation) 

BCC Regular 
Meeting (final 

action) 

A. Zone 
Amendment 
(County Zoning) 

Public Staff 
Review 

Conference a 

RPC Regular 
Meeting 

(recommendation)  

TZC 
Public 

Hearing  

TT 
Hearing 

(recommendation) 

TT Regular 
Meeting (final 

action) 

B. Zone 
Amendment 
(Local Township 
Zoning) 
 

Public Staff 
Review 

Conference a 

RPZ Public Hearing 
(final action)  

C.  Planned Unit 
Development 
(PUD) 

C. Major 
Subdivision 

RPC 
Regular 
Meeting 

(final action)  

D. Land Use 
Amendment 

TT Regular 
Meeting 

(recommenda
tion) 

RPC Public 
Hearing (final 

action)  

Type of Meeting 
Development 
Control 
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V.  Rules and Regulations for the Regional 
Planning Commission
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RULES AND REGULATIONS 
 

FOR 
 

HAMILTON COUNTY REGIONAL PLANNING COMMISSION 
 
 
 

ARTICLE I 
 

CREATION AND PURPOSE 
 
 
Section 1. The Hamilton County Regional Planning Commission was created 

pursuant to Section 713.21 of the Ohio Revised Code.  Its purpose is to 
exercise such powers and to perform such duties as shall be consistent 
with the laws of Ohio. 

 
ARTICLE II 

 
MEETINGS 

 
Section 1. The Commission shall have one regular meeting each month, which shall 

be held on the first Thursday at 12:30 P.M., unless otherwise determined 
by the Commission, and shall be held in the Offices of the Commission or 
at such other place within Hamilton County, Ohio, as shall be determined 
by the Commission.  All meetings of the Commission shall be open to the 
public and notice thereof shall be given in accordance with the Ohio "Open 
Meeting Law."  A schedule of regular meetings shall be posted in the 
office of the Planning Commission. 

 
Section 2. A special meeting may be called at any time by the Executive Director, by 

the Chairman, or by two or more members of the Commission and shall 
be held at the place where the regular meetings are usually held, unless 
otherwise authorized by a majority of the members of the Commission.  
Special meeting notices, including a summary of the purpose of said 
meeting, shall be posted in the manner provided above. 

 
Section 3. At least forty-eight (48) hours before each meeting, a notice, stating the 

time and place of the meeting and the matters to be considered at the 
meeting, shall be given by the Executive Director to each member of the 
Commission by delivery thereof to the member's office or residence or by 
depositing the same in the United States mail addressed to such member 
at his office of residence, first-class postage prepaid; provided, however, 
that notice of a special meeting or adjourned meeting shall not be required 
when announcement of such meeting and purpose thereof shall be made 
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at a regular meeting at which a quorum is present, except as to those 
members who are not present at such regular meeting, and, as to them, 
notice may be given by telephone, or as determined by the Executive 
Director or Chairman, and shall be given at least twenty-four (24) hours 
before such meeting.  Any news media requesting notification of special 
meetings shall be given 24-hour advance notice and immediate notice of 
any emergency meetings. 

 
Section 4. Any person may request advance notification of all meetings of the 

Commission by depositing a sum of $12.00 per year with their request, 
with the Executive Director of the Commission, to cover postage, supplies, 
and administrative expenses, or by providing the Executive Director with 
self-addressed stamped envelopes for this purpose.  In the case of special 
or emergency meetings, the Executive Director shall make a reasonable 
effort to notify persons requesting notice by telephone. 

 
Section 5. Any person or representative of the news media shall declare their desire 

for notification of meetings by December 31 of each year, or notification 
for the following year will be discontinued. 

 
Section 6. No matter shall be considered at any meeting which is not on the calendar 

for such meeting, except by consent of a majority of the Commission 
present. 

 
Section 7. A quorum of the Commission shall consist of a majority of all members of 

the Regional Planning Commission. Such quorum may exercise the 
powers of the Commission and the action of a majority (i.e. at least four 
members excluding abstentions) of the full Commission is the action of the 
Commission. 

 
Section 8. Recommendations on zone amendments shall consider consistency with 

adopted land use plans as required in Article VI, Section 4.  Any zone 
amendment that receives majority vote of the full Commission while being 
considered for consistency with adopted land use plans shall be reported 
to the Rural Zoning Commission as being consistent with adopted land 
use plans and therefor recommended for approval.  Any zone amendment 
that fails to receive an affirmative vote of at least four (4) members while 
being considered for consistency with adopted land use plans shall be 
reported to the Rural Zoning Commission as being inconsistent with 
adopted land use plans and therefor recommended for denial except as 
provided in Article VI, Section 4. 

 
Section 9. Except as otherwise determined by the Commission, the conduct of all 

meetings shall be governed by Robert's Rules of Order. 
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ARTICLE III 
 

OFFICERS 
 
Section 1. The officers of the Commission shall be a Chairman, Vice-Chairman, a 

Secretary and an Executive Director. 
 
Section 2. The Chairman and Vice-Chairman shall be elected by the Commission at 

its first regular meeting of the calendar year and shall serve for a term of 
one (1) year or until their successors have been elected and qualified.  
The chairman shall not serve more than two (2) consecutive terms. 

 
Section 3. The Commission shall appoint an Executive Director who shall also serve 

as Secretary of the Commission. 
 
Section 4. The Commission shall elect or appoint such other officers, assistants, 

agents and committees as it may from time to time determine. 
 
Section 5. Any officers or employee elected or appointed by the Commission may be 

removed at any time upon vote of the majority of all members of the 
Commission, subject, however, to Civil Service Regulations if applicable. 

 
 

ARTICLE IV 
 

DUTIES OF OFFICERS 
 
 
Section 1. The Chairman shall preside at all meetings of members of the 

Commission and shall exercise, subject to the control of the Commission, 
a general supervision of the affairs of the Commission, and shall perform 
generally all duties incident to the office and such other duties as may be 
assigned to him by the Commission. 

 
The Chairman or acting chairman presiding over a regular or special 
meeting of the Commission shall have the same privilege of originating 
and seconding motions, voting on all matters, and participating in 
discussions and procedures, as allowed to all other members of the 
Commission, without relinquishing the chair. 
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Section 2. The Vice-Chairman shall perform all duties of the Chairman in his absence 
or during his inability to act, and shall have such other and further powers, 
and shall perform such other and further duties, as may be assigned to 
him by the Commission. 

 
Section 3. The Executive Director, acting as Secretary for the Commission, shall 

perform generally all duties incident to the office of the Secretary.  He shall 
attend all meetings of the Commission; shall keep and make a proper 
record of the meetings of all proceedings of the Commission, shall serve 
all notices required to be given by law, by these regulations or by the 
Commission, shall serve as Planning Director for the Commission and as 
Secretary of the Rural Zoning Commission upon designation by such 
Commission and, as such, shall have general charge of the functions of 
the Commission; and shall perform such other duties as may, from time to 
time, be assigned to him by the Commission.  It shall also be his duty to 
sign all requisitions and warrants of the Commission for funds, but in his 
absence such may be signed by the Administrative Secretary or the 
Chairman of the Commission.  All other duties incident to the office of 
Secretary and Executive Director in the absence of such officer shall be 
the responsibility of the Development Review Administrator for matters 
pertaining to the Regional Planning Commission and the responsibility of 
the Zoning Administrator for matters pertaining to the Rural Zoning 
Commission. 

 
ARTICLE V 

 
PUBLIC HEARING 

 
 
Section 1. It shall be the policy of the Commission to hold no public hearings except 

as required by law or except on such matters as it shall determine to be of 
great public concern because of the effect of its decision upon the entire 
community or a substantial part thereof. 

 
Section 2. Notice of public hearings shall be given as provided by law or, if there be 

no such provision, as required by these Regulations.  Notice of such 
public hearing shall be mailed at least forty (40) days before the date of a 
hearing that concerns any matter that has not been acted on by affected 
local governing bodies.  Notice of public hearings shall be mailed at least 
ten (10) days before the date of a hearing that concerns any matter that 
has been acted on by the affected local governing bodies.  The notice 
shall clearly state the place, date, time and nature of the hearing.  The 
required notice shall be mailed to the governing bodies of affected 
townships and municipalities and at least one local newspaper (i.e. a 
press release).  
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Section 3. The time and place of each public hearing shall be determined by the 
Executive Director or the Commission, except as otherwise required by 
law. 

 
Section 4. If any meeting or hearing of the Commission shall be adjourned to a later 

date, public announcement shall be made by the Chairman of the meeting 
at said meeting or hearing as to the date, time and place to which said 
meeting shall be adjourned. 

 
 

ARTICLE VI 
 

ADMINISTRATION OF PLANS 
 
 
Section 1: Adoption of Plans.  Before adopting any comprehensive plan, land use 

plan, or other plan relating to development of the county or part thereof, 
the Regional Planning Commission shall hold at least one (1) public 
hearing as provided in Article V.   

 
After adoption by the Regional Planning Commission, the Commission 
shall certify its plan to the Rural Zoning Commission, the Board of County 
Commissioners and affected jurisdictions. 

 
Section 2: Amendment of Plans.  Any person or group of persons whose interests 

are substantially affected may petition to the RPC to amend any plans 
adopted by the Regional Planning Commission by submitting a complete 
application in accordance with the "Submittal Requirements for Land Use 
Plan Amendments" as approved by the Commission. 

 
Amendments to adopted plans shall be considered on a semi-annual basis 
at regular public hearings on the first Thursday of January and July.  
Amendments submitted by the governing body of the affected township or 
municipality that are subsequent to a zone amendment already acted 
upon by RPC shall be considered by RPC on a semi-annual basis on the 
dates identified in the previous sentence.  Amendments shall be submitted 
to RPC staff no later than December 1 for the January RPC meeting and 
no later than June 1 for the July RPC meeting.   
 
Special public hearings on amendments to adopted plans shall be 
scheduled if: 

 
• The amendment is approved by the governing body of the affected 

township or municipality and referred to the RPC with a specific 
finding that the importance of the amendment warrants a special 
public hearing to be scheduled prior to the next regular semiannual 
hearing; or 
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• The amendment is denied by the governing body of the affected 
township or municipality but accepted for special public hearing by 
at least a majority of the full Commission (i.e. four affirmative 
votes). 

 
  Before amending any adopted plan the Regional Planning Commission 

shall hold at least one (1) public hearing as provided in Article V.  
 
  No plan adopted by the Regional Planning Commission and a township or 

municipality shall be amended by the Regional Planning Commission 
before review by affected jurisdictions.  The approval of such jurisdiction 
shall be conclusively presumed unless its governing body notifies the 
Regional Planning Commission to the contrary prior to the date of the 
public hearing. 

 
  Before any plan amendment is adopted by the Regional Planning 

Commission, the Commission must make a specific finding that one or 
more of the following apply, and such finding shall be recorded in the 
minutes and records of the Regional Planning Commission: 

 
  (a) that major changes of an economic, physical, or social nature have 

occurred within the planning area which were not anticipated in the 
adopted plan and which have substantially altered the basic 
character of the area; or 

 
  (b) that new information not available when the plan was adopted 

substantially alters the basis or rationale for a portion of the plan; or 
 
  (c) that major changes have occurred outside the planning area which 

have rendered parts of the plan unrealistic or unattainable; or 
 
  (d) that detailed subarea plans have revealed the need for a plan 

amendment; or 
 
  (e) that the plan or part thereof was inappropriate or improper when 

adopted and that a sufficient basis exists for admission of a mistake 
or need for change in adopted plans or policies. 

 
  Each proposed revision and modification of the Master Plan or other 

adopted plan shall require the affirmative votes of at least four members. 
 
  After adoption by the Regional Planning Commission, the Commission 

shall certify each plan amendment to the Rural Zoning Commission, the 
Board of County Commissioners, and affected townships and 
municipalities. 

 
Section 3: Implementation of Plans.  After adopting any comprehensive plan, land 

use plan, or other plan relating to development of the county or part 
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thereof, the Regional Planning Commission within the limitations of 
resources and established policies shall: 

 
  (a) maintain consistency with the objectives and policies of the plan in 

accordance with Section 4 of this Article when making any 
recommendation on zone amendments or other issues requiring 
action from the Regional Planning Commission; 

   
  (b) investigate and make recommendations to the governing body 

upon reasonable and practical means for putting into effect the land 
use plan or part thereof, in order that it will serve as a pattern and 
guide for physical growth and development; 

 
  (c) render an annual report to the governing bodies of the county and 

affected townships and municipalities on the status of the plan and 
progress of its application; 

 
  (d) endeavor to promote public interest in and understanding of 

adopted plans and regulations relating to it; 
 
  (e) consult and advise with public officials and agencies, public utility 

companies, civic, educational, professional, and other 
organizations, and citizens generally with relation to carrying out 
the adopted plans. 

 
Section 4: Consistency with Plans.  Recommendations of the Regional Planning 

Commission regarding zone amendments and other land use issues shall 
be consistent with township and municipal plans, provided that each of the 
following conditions are satisfied: 

 
  (a) that the governing body of the township or municipality and the 

Regional Planning Commission have officially adopted such a plan; 
 
  (b) that zoning regulations have been adopted to effectively implement 

the plan recommendations regarding uses and standards, spatial 
patterns and timing. 

 
  (c) that the timing of regulatory actions to implement land use plan 

map recommendations for individual sites will not undermine the 
development policies and strategies of the adopted plan. 

 
   Note:  Since a plan is long term, while zoning responds to shorter 

term needs and conditions, the zoning map will only gradually fulfill 
the prescriptions of the land use plan.  The appropriate time for 
implementation of each land use plan map recommendation 
through zone map amendments can only be determined by 
evaluation of the potential effect of such actions at a particular time 
on achieving or undermining the overall goals, objectives, policies 
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and strategies of the adopted plan.  Therefore, the zoning map 
cannot always be consistent with the longer term land use plan.  
Where such conflicts exist, the Regional Planning Commission can 
only support or comply with the land use plan after making a 
determination that implementation is currently possible and 
desirable in accordance with standards (b) and (c) above. 

 
  (d) that the plan is internally consistent, compatible with other plans 

adopted by the Regional Planning Commission, and includes a clear 
statement of objectives and policies; 

 
  (e) that the plan is current (based on the criteria listed in Section 2 (a) 

through (e) of this Article) and has been reviewed during the past five 
years; and 

 
  (f) that adherence to the plan will not adversely affect the development 

of regional goals or violate the duties of the Regional Planning 
Commission as provided in Sec. 713.23 of the Ohio Revised Code. 

 
Recommendations of the Regional Planning Commission shall be 
consistent with plans adopted by the Commission where the local governing 
body has not adopted a plan or where a plan adopted by the local 
governing body conflicts with the plan adopted by the Regional Planning 
Commission provided that conditions (b) through (f) of this section are 
satisfied. 

 
Recommendations of the Regional Planning Commission may be 
inconsistent with plans adopted by the Commission only after making a 
specific finding that one or more of conditions (b) through (f) of this section 
have not been satisfied.  Such finding shall be recorded in the minutes and 
records of the Regional Planning Commission. 
 

Section 5: Interpretation of Plans.  The Regional Planning Commission shall interpret 
the graphic and non-graphic goals, objectives, policies and 
recommendations of adopted plans.  The need for interpretation recognizes 
that adopted plans being general, advisory, nonregulatory and long term 
cannot as a practical matter address every specific situation to which they 
may have to be applied.  The following standards shall govern the Regional 
Planning Commission in interpreting recommendations of adopted plans: 

 
  (a) in the event of a conflict between the text and the map of an adopted 

land use plan the text of the plan shall control. 
 
  (b) in the event of uncertainty as to the consistency between a 

development proposal and an adopted plan the action of the 
Regional Planning Commission shall assure that the public interest 
as defined by the adopted goals, objectives, policies and strategies 
of the plan is not abrogated. 
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  (c) the spatial boundaries or graphic limits of land use recommendations 

on land use plan maps shall be considered as generalized area 
designations rather than precise boundaries.  The actual spatial limit 
of specific site recommendations shall be determined by evaluation 
of the potential effect of each action or proposal on the achievement 
of overall goals, objectives, policies and strategies of the adopted 
plan. 

 
(d)  the land use category recommendations on graphic maps of adopted 

plans shall be considered as recommendations for future land use to 
guide incremental development decisions.  The timing or 
appropriateness for implementation of specific site recommendations 
shall be determined by evaluation of the potential effect of each 
action or proposal on the achievement of overall goals, objectives, 
policies and strategies of the adopted plan. 

 
 

ARTICLE VII 
 

AMENDMENTS TO RULES AND REGULATIONS 
 
Section 1. These rules and regulations may be amended by the affirmative vote of at 

least four members of the Commission, provided that each proposed 
amendment be presented in writing at a regular or special meeting and that 
a vote thereon be taken at a subsequent regular or special meeting. 
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THE MISSION 
 
 
 

“To create a land use plan that contributes to and 
enhances the image of Anderson Township. This plan shall 
reflect a balance of being respectful to scenic and 
environmentally sensitive areas while making the best use 
of development opportunities and existing resources in the 
area.” 
 

- The Anderson Township Ohio Riverfront Area Land Use Committee  
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INTRODUCTION 
 
Anderson Township’s approximately 6.5 
miles of Ohio River frontage is one of the 
most important and dynamic sections of 
the Ohio River with Riverbend, River 
Downs, and Coney Island adjacent. The 
study area extends from the Ohio River 
north to Interstate 275. This unique area 
consists of environmentally sensitive 
areas, scenic and visual resources, and 
dynamic existing developments. These 
developments serve as catalysts to 
development adjacent to the proposed 
Ohio River Shared Use Trail planned to 
run along the U.S. Route 52 corridor.   
 
One of the preliminary goals of this land 
use plan for the Anderson Township 
Riverfront Area is to preserve and 
enhance environmental quality, views 
and land use value along 
Anderson Township’s Ohio River corridor. 
An additional goal of the planning 
process was to recommend land uses 
that will capitalize on the existing 
entertainment/recreational uses west of 
U.S. Route 52. The Township’s vision for 
the Ohio River and surrounding areas 
then seeks to incorporate the planning 
studies being conducted by numerous 
regional planning organizations with the 
unique natural resources and land form 
of Anderson Township. Assessments of 
the natural and infrastructure 
characteristics of the corridor were 
conducted to help guide the public 
involvement process.   
 
The purpose of this study was to develop 
a land use plan as part of a 
“comprehensive plan” that will guide 
development along Anderson 
Township’s Ohio Riverfront in the best 
interest of the community.  
 
It is anticipated that this Riverfront Plan 
will be made part of an updated 
Anderson Township Comprehensive Plan 
in the future. 
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THE PLANNING PROCESS 
 
The Ohio Riverfront Area Land Use Planning Committee composed of a cross section of 
interests was created by the Board of Township Trustees to advise staff and consultant and 
provide guidance to this planning effort. The planning process included a series of meetings 
with the Committee, a public open house, and Township officials. Furthermore, Township staff 
conducted supplemental meetings with other interested property owners in the study area. 
 
The Ohio River Land Use Committee met four (4) times from the Fall of 2001 to the Spring of 
2002.  These meetings developed and refined future visions of the Anderson Township Riverfront 
area and other concerns about development trends along US 52. In the first meeting on 
September 12, 2001, the following goals and objectives were identified: 
 
GOALS AND OBJECTIVES 
 
• Create a comprehensive land use plan for the development of the study area for the next 

5 years 
• Make recommendations toward the issues which specific zoning and subdivision 

regulations should address 
• Promote sustainable economic development, making use of the riverfront assets and 

amenities 
• Develop land uses that are compatible with current and future amenities such as the future 

Ohio River Trail 
• Improve access to Ohio River recreation, entertainment and businesses 
• Preserve and respect historic and cultural resources of the area and incorporate them in 

future development, as appropriate 
• Enhance and preserve greenspace, environmental quality, viewsheds (an area on the 

ground that is visible from a specified location), and overall aesthetics of the riverfront study 
area 
q Kellogg Ave./US 52 should be maintained as a scenic corridor  
q Protect views from and to hillsides and Ohio River 
q Preserve and respect flood plain and hillside greenspace 
q Facilitate development that is in harmony with the natural and man-made resources of 

the area 
• Seek to minimize negative impacts from development (such as noise, light, and air pollution 

as well as traffic congestion) 

 
NATURAL FEATURES and PHYSICAL ANALYSIS 
 
Existing conditions were analyzed prior to the creation of the Conceptual Land Use Plans. 
Presented to the Ohio Riverfront Area Land Use Committee at the September 12, 2001 
meeting, this included analysis of the following: 
 
• Existing conditions to identify land use, zoning, and infrastructure. (Figure 1) 
• Natural features including slope, soil conditions, hydrology, and vegetation. 
• Visual Resources such as key views and important visual features. 
 
A summary analysis that identifies the suitability of land for development/preservation was 
created. (Figure 2) Based on slopes, floodway and soil type, this analysis qualitatively 
evaluated the appropriateness of development for land throughout the study area. The 
following criteria were utilized: 
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Slope 
The slopes within the study area were classified into three categories: 

  <-10%   - Resulting in Slight development limitations 
  10-15%  - Resulting in Moderate development limitations 
  15%->   - Resulting in Severe development limitations 
 

100 Year Floodway 
The 100 Year Floodway is derived from Federal Emergency Management Agency 
(FEMA) Flood Insurance Rate Maps. All areas of land within this zone are considered to 
have severe development limitations. 

 
Soils 
The Soils analysis is based on the Hamilton County Soil Survey. Development limitations 
of the soil types are taken directly from the Limitations for Commercial Buildings 
classification in the Survey; Slight, Moderate, and Severe. 

 
Hydric Soils 
The Hydric Soils were analyzed by dividing into three categories: 

Non-Hydric Soils - Resulting in No Development  
   Limitations 

Soils with Hydric Inclusions - Resulting in Slight Development     
   Limitations 

Hydric Soils - Resulting in Severe Development  
   Limitations 

Wetlands 
Wetlands were analyzed by dividing into three categories: 

  Emergent Wetlands  - Resulting in Slight Development Limitations 
  Scrub-Shrub Wetlands  - Resulting in Moderate Development Limitations 
  Forested Wetlands   - Resulting in Severe Development  

       Limitations 
 
The information above was compiled resulting in a Summary Analysis defining three categories 
of development suitability: Low/Slight, Moderate, and Severe Development Constraints. 
 
MARKET ANALYSIS 
 
In order to better understand the economic influences affecting Anderson Township’s future 
Ohio Riverfront development, information from the following reports, completed recently by 
ERA (Economic Research Associates) for the region and east side of the Metropolitan area, 
were referenced and shared with the Committee.  
 

• Eastern Corridor Overview Demographic/Economic/Real Estate - 6/01∗  
• Conference Center Market Analysis Clermont County, Ohio - 2/00∗  

 
These ERA reports analyze base data from several sources, addressing national and regional 
demographic and economic factors that are affecting the entire area and the eastern 
corridor of Cincinnati. The potential for hospitality needs in the Anderson Riverfront area was 
indicated by the economic projections noting River Downs, Coney Island, and Riverbend, all 
recreational/entertainment developments, as the primary economic drivers in this area. The 
Committee agreed that a conference center could potentially be a part of any hotel 
development in this area. 

                                                 
∗ Reports available for review at Anderson Township Development Services  
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CONCEPTUAL PLANS 
 
Two (2) conceptual plans were presented to the Ohio Riverfront Land Use Committee on 
October 10, 2001. Each plan represented a different balance and configuration of land uses 
including commercial, industrial, and residential along with open space. The concepts also 
illustrated locations for amenities associated with land use including potential additional bike 
trail overlooks, conference center locations, river edge restaurants, and marina/boat launch 
facilities. 
 
PLAN CONSIDERATIONS 
 

 Conference Center  
The Committee discussed issues relevant to a potential conference center and agreed 
that though the current surrounding entertainment draws are at present seasonal, the close 
proximity to I-275 and the Ohio River views are desirable for this use. It w as also noted that a 
non-seasonal attraction such as riverboat gambling (if made legal state-wide) could 
become an even greater, year-round economic driver for a conference center if 
approved in the future.  It was understood, however, that the Committee was neither 
endorsing nor objecting to riverboat gambling. It was discussed in the context of having a 
potential impact on future land use, should it become a reality state-wide and in Anderson 
Township.  

 
 Office Park/Campus 

The Committee agreed that Anderson Township would benefit from the increase in tax 
base an office park/campus would generate. Access and location of this use were 
considered primary issues and a campus style facility responding to the natural 
environment while preserving the character of the study area was considered most 
appropriate. The Committee felt that an office campus could potentially become another 
key driver for economic development in the study area. The prime location for this use is 
opposite Coney Island/River Downs east of Sutton along Kellogg Avenue.  As part of that 
potential, the Committee agreed that the site of the existing Saint Joseph's Orphanage 
could potentially be an integral part of that type of development.  However, the 
Committee is not encouraging the discontinuance of the current Orphanage operation. 

 
Industrial Uses 
Current industrial uses and potential future industrial uses along the Riverfront were 
discussed.  The Committee agreed that industrial activity should not be a primary focus of 
the overall land use plan for the Riverfront based on Anderson Township’s current plans for 
industrial expansion in the northeast part of the Township north of State Route 32 (known as 
the Ancor area).  The Committee did not want the Riverfront to compete with these efforts. 
The importance of river commerce was recognized, however, and appropriately located 
and proportioned commercial facilities along the Riverfront were considered desirable. The 
Hilltop Basic Resources and Cargill properties near the Five Mile/Kellogg Avenue 
interchange were considered appropriate locations for commercial/industrial uses 
involving barge transportation. 
 
Commercial Uses  
Coney Island, Riverbend, and River Downs are regional attractions located at the western 
edge of the study area. These attractions are primarily seasonal with the exception of River 
Downs, which operates year-round but at a reduced level in winter months. Commercial 
uses that could compliment these attractions, such as restaurants and retailers, were 
discussed and deemed even more viable if there were more “year-round” attractions to 
support them. 
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Near the intersection of Kellogg and Five Mile Road there is a gas station/convenience 
store and a restaurant providing local commercial services. The Committee discussed the 
need for such services and agreed that this location was appropriate, but stressed that 
such development must conform to and serve to enhance the existing character of the 
study area through appropriate scale and aesthetic quality. 

 
The Committee also discussed the area near the Kellogg and Eight Mile Road intersection 
and the potential activity node it creates. The alignment of the proposed Bike Trail is an 
integral driver to the land on the ‘River-side’ of Old Kellogg Road near this intersection. This 
could be designated as a low intensity commercial use serving users of the Bike Trail, the 
surrounding neighborhoods, as well as those traveling to the Ohio River for recreational 
purposes. The Committee again stressed that such development must conform to and 
serve to enhance the existing character of the study area through appropriate scale and 
aesthetic quality. 
 
Residential Uses 
The Committee agreed there was a need for quality senior and “empty-nester” housing in 
Anderson Township. New residential uses within the study area need to be environmentally 
sensitive and preserve the natural integrity of the area. Clustered housing was discussed as 
a means of protecting Open Space and the Environmentally Sensitive Areas as discussed 
below. 

 
Open Space and Environmentally Sensitive Areas 
The Committee discussed at length the need to protect existing open space and 
environmentally sensitive areas, including hillsides, streambeds, and view sheds throughout 
the entire study area. Anderson Township, Hamilton County, Hillside Trust and the Nature 
Conservancy manage Greenspace, Open Space and Parks in the study area, protecting 
portions of the area from development. The Committee discussed the need for this Land 
Use Plan to guide efforts that will expand Greenspaces, as well as protect areas privately 
owned from severe exploitation in future generations. 

 
 
PRELIMINARY PLAN 
 
Based on Ohio River Land Use Committee discussion and recommendations, a Preliminary 
Land Use Plan was prepared by Meisner + Associates. This plan, along with the two (2) earlier 
Conceptual Land Use Plans, were presented at a Public Open House held October 30, 2001, at 
Turpin High School.  A comment sheet was distributed to all participants and M+A staff 
captured opinions.  This Open House was covered by the local print and television media. 
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THE LAND USE PLAN 
 
The purpose of the Anderson Township Ohio Riverfront Land Use Plan is to develop a plan that 
will guide development  in Anderson Township’s Ohio Riverfront Area. One of the preliminary 
goals of this land use vision plan is to preserve and enhance environmental quality, 
scenic/visual resources and land use value along the River corridor and north to Interstate 275.  
Existing inventories, studies and land use plans were examined and an assessment of the 
natural and infrastructure characteristics of the corridor was conducted to help guide the 
public involvement process.  Finally, the Township understands and concurs that in many parts 
of the study area the existing land use is in fact the preferred land use; however, it is 
recognized that in specific locations within the Ohio Riverfront area, future development trends 
may present the basis for new land uses depicted on the map and outlined below.    
 
 
PLAN ELEMENTS 
 
LAND USES  
 

Preserved Open Space 
Includes existing parks and greenspace* preserves, passive and active recreational 
facilities including but not limited to golf courses, athletic fields, boat launch and/or 
marina facilities. This element also includes hike/bike trails, hillside preservation areas, 
and scenic corridors  

 
Commercial 
Provides space at appropriate locations for defined businesses and river-oriented 
industrial uses with limited conflict with their surroundings.  

 
Entertainment Commercial 
Includes commercial attractions and event destination uses (e.g. River Downs, 
Riverbend and Coney Island) and provides space for adequate facilities and multi-
modal access (i.e., River access). Entertainment Commercial will also encourage 
hospitality and appropriate service facilities such as hotels and restaurants.   

 
Entertainment Commercial/Office 
Same designation as Entertainment Commercial with the addition of low density, 
“campus-style” office use; appropriate in scale and responsive in character with the 
area. 
 
Office 
The Office designation in this plan is a transitional land use separating the Cluster 
Residential area north of River Downs from Kellogg Avenue. The character of Office 
should be appropriate in scale and responsive in character to the area, particularly the 
adjacent single family and cluster residential developments. The density of this use may 
be greater than the “campus-style” defined under ‘Entertainment Commercial/ Office’ 
above due to the small land area and direct access to Kellogg Avenue. 
 

                                                 
* "Greenspace" as defined by Ohio Revised Code (ORC) Section 5705.19 (HH).  See also ORC Section 505.26. 
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Scenic River Commercial 
Areas designated to have mixed uses oriented toward tourism, pedestrian and bike 
travel on trails with local and regional access. This land use designation shall encourage 
an architectural style and scale in keeping with the Ohio River vernacular character 
and proportioned to pedestrian/bike trail users.  This land use is intended to be less 
intense than Commercial in terms of density, scale and the nature of activity. 

 
Low Density Residential 
Areas designated as single-family residential use with a density of one (1) unit per acre. 
This use is defined by the current Anderson Township “A-A” Residence District 
Regulations (minimum lot size of 1 acre). 

 
Cluster Residential 
Areas designated as single-family residential uses with a density based on the 
underlying zoning classification.  However, through innovative implementation 
techniques (i.e. an incentive-based ‘sliding’ density scale, creative zoning applications, 
etc.) creative solutions will be encouraged which will protect the Township from over-
development and environmental burdening and would allow higher densities to 
encourage environmentally friendly design.  Increases in allowable density would be 
proportional to the amount of site dedicated to preserving environmentally sensitive 
areas or creating Greenspace, open space and active recreational areas.  Adequate 
provision for sanitary effluent treatment would need to be provided for lots sizes of less 
than one (1) acre.  
 
Examples of development design considerations that could warrant these 
implementation techniques include:  

1) Preservation of Environmentally Sensitive Areas (ESA) 
2) Creation of Greenspace, Open Space and Active Recreational Areas 
3) Maintaining a low ratio of impervious surfaces within the overall site 

 
ENVIRONMENTALLY SENSITIVE AREAS 
Areas within the study area designated as environmentally sensitive based on the soil type, 
slope, wetland, and drainage-ways (refer to Figure 2 for geographic locations).  Developments 
within all defined Land Use categories designated as Environmentally Sensitive Areas should be 
minimal and respect the natural integrity of the environment as a primary goal. The 
environmentally sensitive area must be given equal consideration in the Land Use Plan in all 
future land use decisions. 
 
KELLOGG AVENUE/US 52 CORRIDOR IMAGE 
As a primary thoroughfare through the study area, the Kellogg Avenue/US 52 overall 
streetscape character is important to the quality of anticipated development.  The existing 
forested hillsides, the River edge, and views to and across the Ohio River are extremely 
important to preserve. The image of Kellogg Avenue should respond to the vernacular 
character commonly found in ‘River-towns’ along the Ohio River. This character may be 
reflected through signage design, lighting elements, and overall architectural character of 
new development along the corridor. In order to establish more specific guidelines for this 
streetscape character, additional study should occur.  The Land Use Committee recommends 
to Anderson Township that a corridor plan/study for Kellogg Avenue/US 52 be commissioned to 
establish streetscaping and corridor details. 
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CONFERENCE CENTER 
The close proximity to I-275 and the Ohio River views, as well as the entertainment uses of 
Coney Island, Riverbend and River Downs, may make this area a desirable location for a 
Hospitality/Conference Center. The market forces will make this a reality if it is feasible.  A non-
seasonal attraction such as riverboat gambling could become an even greater, year-round 
driver for a conference center, although the Committee, Staff, and consultant were not 
advocating for riverboat gambling.  
 
MARINA/BOAT LAUNCH 
The Ohio River offers Anderson Township a tremendous opportunity for recreational activities. 
With this in mind, the Land Use Committee agreed that Marinas and Boat Launches were 
important potential facilities in Anderson Township. It was also noted that access, seasonal 
flooding and Corps of Engineers' criteria must be reconciled in the design of the facilities. 
 
BIKE TRAIL 
The OKI Study in 2000 proposed two (2) potential alignments. The Land Use Committee 
considered both alignments and both could be accommodated by this Land Use Plan.   
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IMPLEMENTATION STRATEGY OPTIONS 
 
The following implementation tools were researched and discussed with the Land Use 
Committee as means of plan implementation. These tools should be part of a ‘toolbox’ for 
Anderson Township while implementing the Comprehensive Land Use Plan. 

 

ZONING 
Current Zoning in Anderson Township allows for land use regulation in the study area. This tool is 
important to maintain in order to continue this regulation.  However, it should be noted that 
Anderson Township’s current Zoning Resolution was originally written to address development 
pressures that have changed with time and should be revisited by the Township in the near 
future to meet current/future land use goals and market influences.  
 
DENSITY COMPENSATION BONUSES 
Density Compensation Bonuses are incentives developed to encourage creative development 
options while protecting the Township from over-development and adverse environmental 
impacts. Through the Planned Development process, a ‘sliding’ scale would allow higher 
densities to reward environmentally friendly designs. 
 
STORMWATER CREDITS 
Incentives created to encourage development to reduce impervious cover and utilize open 
space where appropriate to control and reduce stormwater runoff. The encouragement of 
development principles such as vegetated filtering strips, stream buffers, and natural area 
preservation will minimize the negative effects future development will have on the study area 
(e.g., flooding, erosion, vegetation removal, water quality). 
 
SUBDIVISION REGULATIONS 
Anderson Township should strive to work with the Hamilton County Regional Planning 
Commission and Board of Hamilton County Commissioners on suitable land subdivision 
regulations. The regulations enforced within the Anderson Township Ohio Riverfront Area should 
be guided by the work of the Ohio Riverfront Land Use Committee and recognize the 
Environmentally Sensitive Areas identified by its study. 
 

REVENUE GENERATION OPTIONS 
The following three (3) economic strategies were outlined and discussed with the Land Use 
Committee and considered potential tools to assist the Township in the implementation of this 
Land Use Plan: 

 
Joint Economic Development District (JEDD) 
A JEDD, authorized by O.R.C. Section 715.72 (1999), provides that one (1) or more 
municipal corporations and one (1) or more townships (Contracting Parties) may enter 
into a contract to create a JEDD for the purpose of facilitating economic 
development. Once the JEDD has been created, any county within which the JEDD is 
located may enter into an agreement with the Contracting Parties regarding the 
provision of services within the JEDD. Generally contiguous to one other; or a JEDD may 
“leap frog” over one township or municipality that is not part of the JEDD.  A JEDD is 
governed by a board of directors comprised of representatives from the involved 
municipalities, townships, as well as businesses and laborers within the JEDD. The board 
of directors has the power to levy an income tax within all or a portion of the JEDD while 
determining the substance and administration of zoning and other land-use regulations. 
The powers granted to a JEDD “are in addition to and not in derogation of all other 
powers granted to municipal corporations and townships pursuant to law.”  
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Tax Increment Financing (TIF) 
Tax Increment Financing has been utilized by Anderson Township as an economic 
development tool in the past.  Most of the parcels potentially eligible for TIF 
consideration already been placed into such a classification.  However, recent 
changes in state law regarding the use of such funds may allow for funds within 
Anderson Township’s TIF program to be utilized for demolition or land acquisition efforts.     

 
Cooperative Economic Development Agreements (CEDAs)  

 One or more municipal corporations and one (1) or more townships may enter into a 
CEDA for the purpose of facilitating economic development within the CEDA territory.
  
Powers of a CEDA include the provision of joint services and permanent improvements 
anywhere within the territory covered by the CEDA, and the issuance of bonds and 
notes by a municipal corporation, county, or township for public purposes authorized 
by the CEDA.  For more information on CEDAs, please see Section 701.07 of the Ohio 
Revised Code. 
 

 

 
SUMMARY 
 
The Anderson Township Ohio Riverfront area consists of environmentally sensitive areas, scenic 
resources, and existing developments/investments that serve as catalysts to development 
adjacent to the proposed Ohio River Shared Use Trail planned to run along the US Route 52 
corridor.   
 
Anderson Township recognizes the regional planning activities that pertain to the existing and 
future uses of the Ohio River, along which the Anderson Township Riverfront is located.  
Realizing this, this study will guide development along Anderson Township’s Ohio Riverfront in 
the best interests of the community, preserving and enhancing environmental quality, scenic 
and visual resources and land use value. By offering regulatory incentives (such as those 
involved in cluster housing) to future development to preserve designated Environmentally 
Sensitive Areas, create Greenspace, open space and recreational areas, and reducing 
impermeable surfaces to reduce stormwater runoff, this Land Use Plan will serve as the guiding 
vision for creative, and environmentally sound design solutions to all future development within 
the Anderson Township Ohio Riverfront area. 
 





X.  List of Other Adopted Plans that Require 
Compliance by Planning Commission
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Zone amendment applications submitted to the HCRPC are reviewed for compliance 
with the following adopted plans: 
 

• Township land use plans 
• WHCCP 
• Hamilton County Thoroughfare plan 
• Sub-Area plans 
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XI.  Procedures for Zoning Amendments
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ZONE AMENDMENT PROCEDURE 

 

16-1 PURPOSE. 
The purpose of this Chapter is to provide standards and procedures for making amendments to the text of this 
Zoning Resolution and the Zoning Map.  The amendment process is not intended to relieve particular hardships nor 
to confer special privileges or rights upon any person, but only to make adjustments of general significance or 
application that are necessary in light of changed conditions or changes in public policy. 

16-2 AUTHORITY. 
The text of this Zoning Resolution and the Zoning Map may be amended from time to time by the passage of a 
resolution duly adopted by the Board of County Commissioners in accordance with the procedures set forth in this 
Chapter. 

16-3 PARTIES ENTITLED TO INITIATE AMENDMENTS. 
An amendment to the text of the Zoning Resolution or to the Zoning Map may be initiated by motion of the Rural 
Zoning Commission, by passage of a resolution by the Board of County Commissioners that is certified by the 
Board to the Rural Zoning Commission, or by the filing of an application with the Rural Zoning Commission by one 
or more of the owners or lessees of property located within the area proposed to be changed or affected by the 
proposed amendment.  Specific Plan Districts may be initiated only by the filing of an application with the Rural 
Zoning Commission by the owner of the property proposed to be changed by the proposed amendment. 

16-4 STANDARDS FOR AMENDMENTS. 
The decision of the Board of County Commissioners to amend the text of the Zoning Resolution or to amend the 
Zoning Map is within the sound legislative discretion of the Board.  As a part of the review by the Board, for any 
amendment to the text of the Zoning Resolution or to the Zoning Map, the following factors, where applicable, 
should be considered: 

a. The recommendations of the professional planning and zoning staff of Hamilton County, the Regional Planning 
Commission, and the Rural Zoning Commission. 

b. The reports submitted by reviewing governmental agencies. 

c. The comments received at the public hearing concerning the proposed amendment. 

d. The relationship to the public health, safety, morals and general welfare. 

e. Compatibility with the goals and objectives, if any, of adopted plans for land use, transportation, utilities, community 
facilities and other plan elements and with adopted objectives and policies related to land use. 

f. The economic viability of the proposed district. 

g. The location of the subject property and the compatibility of the proposed use with the character of the area. 

h. The existing and proposed site features of the subject property. 



 

16-5 REVIEW PROCEDURE FOR AMENDMENTS – PUBLIC MEETINGS AND 
HEARINGS REQUIRED. 

16-5.1 Public Prehearing Conference.   

a. Purpose and Scope.  The prehearing conference is required prior to the filing of an application.  The 
conference is intended to help minimize development planning costs, avoid misinterpretation, facilitate 
effective and timely public information and input through study, discussion, communication, 
comments and findings from interested parties, assure awareness of local plans and issues and 
determine the potential for full compliance with all requirements for zoning amendments. 

b. Procedure.  A prehearing conference shall be scheduled and conducted by the Administrative Official 
within twenty-one (21) days following receipt of  the request for a conference.   

c. Notice.  Notice of prehearing conferences shall be transmitted by the Administrative Official to the 
applicant, township trustees, applicable departments and agencies adjoining property owners and other 
affected parties at least ten (10) days prior to the conference. 

d. Location.  The public prehearing conference shall be held in a public meeting place in the township 
affected by the development proposal, if possible, based on schedule requirements and availability of 
the public meeting place.  If the development proposal involves land that is divided by township lines, 
which causes the proposal to involve more than one township, then one conference may be held for all 
townships at the same time. 

16-5.2 Application. 

An applicant for a zone amendment shall file an application on a form or forms provided by the 
Administrative Official . 

16-5.3 Schedule of RPC Meeting and RZC Hearing. 

Within five (5) days after the adoption of a motion by the Rural Zoning Commission, certification of 
resolution by the Board of County Commissioners or the filing of an application determined to be complete 
pursuant to Chapter 20, the Rural Zoning Commission shall: 

a. transmit a copy, together with the related text and map changes, to the Regional Planning Commission. 

b. set a date for a public hearing not less than twenty (20) nor more than forty (40) days from the date of 
initiation of the amendment by motion, certification or the filing of an application and provide notice 
of such hearing pursuant to Section 16-7. 

16-5.4 Staff Recommendation. 

Within thirty (30) days of the submittal of any application for development approval determined to be 
complete pursuant to Chapter 20, the Administrative Official shall forward a written advisory staff report to 
the Regional Planning Commission recommending approval, approval with conditions, or disapproval. The 
advisory staff report shall include: 

a. A summary of comments and concerns of applicable departments, agencies and officials; 

b. The standards and criteria used in evaluating the application pursuant to Section 16-4;   

c. The reasons for the recommendation;  

d. The actions or modifications, if any, that may be necessary to obtain approval in accordance with 
regulations and adopted community plans. 



16-5.5 Regional Planning Commission Recommendation. 

Upon receipt of the motion, certification of resolution, or the application, along with the copy of the 
proposed text and map changes, the Regional Planning Commission shall at its regular meeting recommend 
the approval or denial of the proposed amendment or the approval of some modification of the amendment 
pursuant to the standards in Section 16-4. This recommendation shall be submitted to the Rural Zoning 
Commission.  

16-5.6 Rural Zoning Commission Recommendation. 

The Rural Zoning Commission shall, within thirty (30) days after their public hearing recommend the 
approval or denial of the proposed amendment, or the approval of some modification of the amendment 
pursuant to the standards in Section 16-4.  The Rural Zoning Commission shall then submit its 
recommendation together with the proposed text and map changes and the recommendation of the Regional 
Planning Commission to the Board of County Commissioners.  

16-5.7 Board of County Commissioners Action. 

a. Schedule of Hearing.  Upon receipt of the recommendation from the Rural Zoning Commission, the 
Board of County Commissioners shall hold a public hearing within thirty (30) days in accordance with 
the procedures outlined in Section  16-7. 

b. Decision.  Within twenty (20) days after the public hearing, the Board shall either adopt or deny the 
recommendation of the Rural Zoning Commission or adopt some modification of the recommendation 
by the Rural Zoning Commission.  In making its decision, the Board shall consider the factors 
contained in Section 16-4.  In the event the Board denies or modifies the recommendation of the Rural 
Zoning Commission, the unanimous vote of the Board shall be required. 

c. Effective Date.  An amendment adopted by the Board of County Commissioners shall become 
effective in thirty (30) days after the date of adoption unless within that time period a petition for 
zoning referendum is presented in accordance with the requirements of the Ohio Revised Code. (see 
Appendix 4) 

16-6 REFERENDUM. 

16-6.1 Petition Time Limit. 

Within thirty (30) days after the date of adoption of an amendment by the Board, a petition may be 
presented to the Board of County Commissioners requesting that the Board submit the amendment to the 
electors of that area, for approval or rejection, at a special election to be held on the day of the next primary 
or general election.   

16-6.2 Petition Signatures. 

The petition must be signed by the number of qualified voters residing in the unincorporated area of the 
township or part thereof included in the zoning plan equal to not less than eight percent (8%) of the total 
vote cast for all candidates for governor in such area at the last preceding general election at which the 
governor was elected. 

16-6.3 Petition Content. 

Each part of the petition for zoning referendum shall contain the number and full and correct title, if any, of 
the zoning amendment resolution, motion or application, as the case may be, furnishing the name by which 
the amendment proposal is known and a brief summary of its contents.  Each petition and Statement of the 
Circulator shall, in addition, conform to the rules specified in Section 3501.38 of the Ohio Revised Code as 
shown in Appendix 4. 



16.6-4 Effect of Referendum. 

No amendment for which a referendum vote has been requested shall be put into effect unless a majority of 
the vote cast on the issue is in favor of the amendment.  Upon certification by the board of elections that the 
amendment has been approved by the voters, it shall take effect immediately. 

 

16-7 NOTICE REQUIREMENTS FOR PUBLIC HEARINGS. 
An amendment to the text of the Zoning Resolution or to the Zoning Map, initiated by any one of the three methods 
described in Section 16-3, shall require notification of required public hearings in accordance with the following 
procedures.  

16-7.1 Published Notice. 

Notice of the public hearing shall be given by the Rural Zoning Commission or Board of County 
Commissioners, as the case may be, by one publication in one or more newspapers of general circulation in 
each township affected by the proposed amendment at least ten (10) days before the date of the hearing. 

16-7.2 Mailed Notice. 

The Rural Zoning Commission or the County Commissioners, as the case may be, shall provide notice for 
map and text amendments according to the following situations.  When the proposed zone map amendment 
involves the rezoning or redistricting of ten (10) or fewer parcels of land, as listed on the county auditor’s 
current tax list, written notice of the hearing shall be mailed at least ten (10) days before the date of the 
public hearing.  That notice shall be mailed to all owners of property within, contiguous to, directly across 
from, and within two hundred (200) feet of the area proposed to be rezoned or redistricted.  When the 
proposed zone map amendment involves the rezoning or redistricting of more than 10 parcels of land as 
listed on the county auditor’s current tax list, or when a text amendment is proposed, the RZC shall 
determine on a case-by-case basis the extent and method to which additional notice is necessary beyond 
general notice as required in Section 16-7.1. 

16-7.3 Content of Published and Mailed Notices. 

Published and mailed notices shall contain the time, date, and place of the public hearing.  In addition, they 
shall include all of the following information: 

a. A statement indicating that the motion, resolution, or application is an amendment to the Zoning 
Resolution; 

b. The name of the zoning commission that will be conducting the hearing; 

c. The nature of the proposed amendment; 

d. The current and proposed zoning classification of the property named in the proposed amendment; 

e. The time and place where the motion, resolution, or application proposing to amend the Zoning 
Resolution will be available for examination for a period of at least ten (10) days prior to the public 
hearing; 

f. The name of the person responsible for giving notice of the public hearing by publication or by mail, 
or by both publication and mail; 

g. A statement that after the conclusion of the hearing the matter will be submitted to the Board of 
County Commissioners for its action. 

 



16-8 APPEAL OF DECISION. 
Any party adversely affected by the decision of the Board of County Commissioners or by the Effect of Referendum 
may appeal to the Court of Common Pleas of Hamilton County on the ground that such decision was unreasonable 
or unlawful. 
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XII.  Procedures of Subdivision Approval



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

PROCEDURES 
 
 
 
5.1 GENERAL PROCEDURES FOR ALL SUBDIVISIONS. 
 
 5.1.1 (RESERVED FOR FUTURE USE.) 
 
 5.1.2 Pre-application Conference.   In order to help minimize development planning costs, avoid 

misinterpretation and ensure compliance with the requirements of these Rules and 
Regulations, all applicants for subdivision are encouraged to request a pre-application 
conference with the Subdivision Administrator. 

 
 5.1.3 Determination of Completeness of Application.   Upon receipt of an application for review 

and/or approval of a Sketch Plan, approval of a Preliminary Subdivision Plan, Improvement 
(Construction) Plans or a Final Record Plat, as the case may be, the Subdivision 
Administrator determines if the application is complete. 

 
  (a) If the application is complete and the filing fees paid, it is reviewed in accordance 

with the terms of the applicable sections of these Rules and Regulations.    The 
Planning Commission may subsequently require correction of any information found 
to be in error and submission and additional information not specified in these Rules 
and Regulations, as is reasonably necessary to make an informed decision.    The 
application shall not be deemed incomplete for lack of any such additional 
information or any revisions in the accompanying documents so required by the 
Planning Commission. 

 
  (b) If the Subdivision Administrator determines that the application is incomplete, the 

applicant will be notified in writing of the deficiencies of the application (the 
"Application Completeness Report"). 

 
  (c) For the purposes of this Section 5.1.3, completeness shall mean that all required  

documentation pursuant to Section 5 has been submitted; it shall not mean that the 
application conforms to the standards of Sections 12 and 13 herein. 

 
5.2 GENERAL PROCEDURES FOR MINOR SUBDIVISIONS (LOT SPLITS) 
 
 5.2.1 Sketch Plan.   Upon receiving the application for Sketch Plan approval required pursuant to 

Section 4.2.1, and determining pursuant to Section 5.1.3 that the application is complete, 
the Subdivision Administrator reviews the application for compliance with the requirements 
of Section 5.5.3. 

 
 5.2.2 Certifications of Compliance.   Certifications of compliance obtained by the applicant shall 

be submitted indicating adequacy of existing public facilities and concept approval of the 
sketch plan by the applicable sewer authority, e.g., the Metropolitan Sewer District, Board 
of Health or the Ohio Environmental Protection Agency (as to availability of public sanitary 
sewer and adequacy of proposed public or private sewerage concept), the applicable 
township zoning administrator or County Zoning Administrator (as to lot size, building 
setbacks, frontage and width), and by such other applicable offices and agencies as may 
be identified by the Subdivision Administrator. 

5.2.3 Subdivision Administrator Decision.   Within seven (7) working days following submission of 
the complete application, including the survey of the property, the Subdivision 
Administrator, pursuant to Section 5.5.3(a) either approves or disapproves the application 
for a minor subdivision. 

 
 
  



 
 

5.3 GENERAL PROCEDURES FOR MAJOR SUBDIVISIONS 
 
 5.3.1 Sketch Plan.   If an applicant for a major subdivision submits an application for Sketch Plan 

approval as provided for in Section 4.2.2, the Subdivision Administrator first makes a 
determination of completeness pursuant to Section 5.1.3.    If the application is complete, 
the Subdivision Administrator reviews the Sketch Plan and briefs the applicant in writing on 
issues and areas of concern which should be addressed during the Preliminary Subdivision 
Plan procedures. 

 
 5.3.2 Subdivision Administrator Distribution of Applications For Review.   If an applicant submits a 

Preliminary Subdivision Plan, Improvement (Construction) Plans or Final (Record) Plat, as 
provided for in Section 4.2.2, the Subdivision Administrator, shall first make a determination 
of completeness pursuant to Section 5.1.3.    If the application is complete, the Subdivision 
Administrator, within five (5) working days, distributes such plan or plans to the C.E., 
M.S.D., C.W.W., D.P.W., The applicable Township Zoning Administrator or County Zoning 
Administrator in the case of Final Record Plats (for review of lot size, frontage, width, and 
building setback), and such other regulatory offices and agencies as are necessary to 
obtain a proper review. 

  
  (a) Following their review, each office and agency listed above sends a copy of the 

Preliminary Subdivision Plan, Improvement (Construction) Plans or record plat, as 
the case may be, marked with needed corrections, to the developer's engineer. 

 
  (b) In situations where all or part of the proposed subdivision cannot be served by 

public sanitary sewer systems, as determined by the M.S.D., the latter will so notify 
the Subdivision Administrator, who will refer the matter to the Hamilton County 
Board of Health for its review and recommendation.    The County Board of Health 
will also review sanitary disposal systems for single family subdivisions with less 
than ten (10) lots and for all two family and three family dwellings.    The staff of the 
County Board of Health will review the proposed sanitary disposal systems and 
advise the developer's engineer accordingly. 

 
  (c) In situations where the proposed subdivision cannot be served by existing public 

water mains, as determined by the Cincinnati Water Works within the County Water 
Area,  C.W.W.   will notify the Subdivision Administrator who will refer the matter to 
the Hamilton County Board of Health for its review and recommendation.    The staff 
of the County Board of Health will review alternative water sources and advise the 
developer's engineer accordingly. 

 
  (d) Upon receiving back from the developer's engineer the necessary revisions to the 

plan(s) in response to their respective comments/corrections, the reviewing offices 
and agencies will either disapprove the plan(s) and return them to the developer's 
engineer for further revision, or approve them. 

 
  (e) Upon approval of the required revisions by the reviewing offices and agencies, each 

so notifies the Subdivision Administrator in writing.  In the case of the Zoning 
Administrator, acknowledgement of approval shall be by the transmittal of a 
stamped, signed, and dated print of the plat marked "Approved as to lot size, 
frontage, width and building setback." 

   
 
 5.3.3 Subdivision Administrator Report and/or Certification.   Upon receipt by the Subdivision 

Administrator of the written approvals of the reviewing offices and agencies, the Subdivision 
Administrator in the case of a Preliminary Subdivision Plan, prepares a written report (the 
"Regulatory Compliance Report") to the Planning Commission which references the 
conclusions of the reviewing offices and agencies and sets forth the Subdivision 
Administrator's recommendations.    In the case of Improvement (Construction) Plans or a 
Final Plat, the Subdivision Administrator, on the basis of the reports received from the 



 
 

receiving offices and agencies, certifies compliance of the Improvement Plans with the 
Preliminary Subdivision Plan or, in the case of a Final Plat, certifies compliance of the Final 
Plat with the Preliminary Subdivision Plan and the Improvement (Construction) Plans.    

 
 5.3.4 Planning Commission Consideration.   Upon receipt by the Subdivision Administrator of a 

complete application for Preliminary Subdivision Plan or Final Plat for approval, as the case 
may be pursuant to Alternative I or Alternative II as outlined in Section 4.2.2, and the report 
or approval of the review agencies pursuant to the applicable sections of these Rules and 
Regulations, the application is placed on the Planning Commission agenda and considered 
by the Planning Commission at the next regularly scheduled meeting.    Upon placement of 
an application upon the Planning Commission agenda, the applicant may request in writing 
that the application be continued to a subsequent meeting. 

 
 5.3.5 Waiver of Submission Requirements.   In the event the Planning Commission determines, 

at the request of an applicant, that any of the matters required to be submitted as part of an 
application are not necessary to the proper review of a particular proposal, the Commission 
may waive the requirement if it determines that such waiver is consistent with the purposes 
of these Rules and Regulations. 

 
5.4 FEES REQUIRED.   The Board of County Commissioners, upon recommendation of the Planning 

Commission through the Subdivision Administrator, shall establish and, from time to time, update a 
schedule of fees for the filing, review and processing of applications under the provisions of these 
Rules and Regulations.    These fees, together with the fees established by other offices and 
agencies having jurisdiction, over the subdivision approval process shall be published by the 
Subdivision Administrator as a comprehensive statement of fees (the "Subdivision Fee Schedule").    
Periodically the Subdivision Administrator shall review the fee structure and at the direction of the 
Planning Commission, make recommendations to the Board for such adjustments as are determined 
appropriate. 

 
5.5 SKETCH PLAN. 
 
 5.5.1 Purpose.   The purpose of the Sketch Plan is to provide the Subdivision Administrator with 

sufficient information to fully evaluate a proposed minor subdivision, or to evaluate  the 
concept of a proposed major subdivision at an early stage in the process so as to allow 
such alterations in plans as may be necessary prior to the applicant incurring large 
expenditures in the preparation of formal plats.    Prior to the preparation and submission of 
a Preliminary Subdivision Plan for a major subdivision to the Regional Planning 
Commission, it is suggested that the applicant or his engineer utilize the procedures of this 
Section 5.5 to consult with the Subdivision Administrator while the plan is still in sketch 
form.    This step is recommended to acquaint the applicant with the subdivision 
requirements, the official Motorway Plan, and other adopted planning policies for Hamilton 
County, Ohio. 

 
 5.5.2 Application.   Applications for Sketch Plan review and/or approval shall be accompanied by 

the fee indicated on the Subdivision Fee Schedule and a Sketch Plan containing such 
information as may be required from time to time by the Planning Commission, but in all 
instances shall contain the following features and information which may be derived from 
auditor's plats, the Cincinnati, Hamilton County Metropolitan Area Topographic Survey or 
other sources approved by the Subdivision Administrator, instead of engineering or 
property surveys of the actual site: 

 
  (1) Name for File Identification.   The proposed development shall be given a name for 

identification purposes, such name being unique to the incorporated and 
unincorporated areas of Hamilton County in order to avoid duplication and 
confusion with previously recorded plats. 

 
  (2) Location and Description of Property.   Location of property by township, section 

number, subdivision (with block and lot numbers), place or locality name as 



 
 

applicable shall be  specified, and in the case of unsubdivided properties, location 
on roads by which property is reached. 

 
  (3) Boundary of the Property.   The boundary of the property shall be shown by bold 

lines. 
 
  (4) Existing Rights-of-way; Buildings.   The true relationship between the boundary of 

the property and the rights-of-way of existing roads upon which it may border.    
Existing permanent buildings shall be shown. 

 
  (5) Preliminary Inventory and Analysis of the Site and Any Adjacent Properties.   To the 

extent that they relate to the site, such inventory and preliminary analysis shall 
address topography; waterways, wetlands and drainage; historic features; adjacent 
and on-site land uses and zoning, including any overlay zoning district(s) affecting 
the site; utilities and related easements and any other easements of record; 
roadways and traffic circulation; and other information critical to an understanding of 
the capability of the site to accommodate development. 

 
  (6) Sketch of Proposal.   Show general lot and roadway layout. 
 
  (7) Topography.   Show existing topography with contours at five foot (5') intervals, 

streams, springs, swamps, buildings, wooded areas or other features likely to affect 
the plan.    All contours shall be on U.S.G.S.   datum and shall be determined from 
the most currently available aerial photography. 

 
  (8) Flood Limits and Environmental Constraints.   If any part of the proposed 

subdivision is subject to flooding, a line indicating the water surface elevation of the 
one hundred (100) year flood shall be shown on the drawing.    Other natural 
features of significant public interest sensitive to improvements shall be indicated. 

 
  (9) Building Site Access.   Show proposed means of vehicular access from the public 

right-of-way to the tract to be subdivided without trespass upon adjoining properties.    
Indicate any bridges, culverts, and culvert pipe installations required  to provide 
access to a building site. 

 
  (10) Zoning District.    Show zoning districts as obtained from the county or township 

zoning administrator, as applicable. 
 
 5.5.3 Subdivisions Administrator Review and Action.   Upon determining pursuant to Section 

5.1.3 that the application for Sketch Plan approval is complete, the Subdivision 
Administrator shall review and consider approval of the Sketch Plan for a minor subdivision, 
or a major subdivision, as follows: 

 
  (a) Minor Subdivision.   If the Subdivision Administrator determines that the proposed 

subdivision is not contrary to (i) applicable platting, and subdivision rules of the 
County, (ii) the regulations of governments having zoning jurisdiction over the 
property, and (iii) the applicable regulations of sewer or sewage disposal authorities, 
(iv) any deed restriction and/or protective covenant pertaining to the subject 
property or any applicable record plat (certified by the applicant), the Subdivision 
Administrator shall, within seven (7) working days following submission of such 
certifications as a part of the complete application, and receipt of a survey of the 
property drawn by a registered professional surveyor, approve the minor subdivision 
application and Sketch Plan.    Approval shall be indicated by stamping on the 
instrument to be recorded, "Approved by Hamilton County.    No Plat Required”  A 
copy of the approved application shall be transmitted to the township wherein the 
property is located, upon request.    If the Subdivision Administrator determines that 
the proposed minor subdivision does not satisfy the requirements of these Rules 
and Regulations and other applicable regulations, including a determination that the 



 
 

proposed subdivision is, in fact, a major subdivision, the Subdivision Administrator 
shall not approve the application and shall so notify the applicant in writing.    Failure 
of the Subdivision Administrator to act on the minor subdivision within the seven (7) 
working day period shall constitute minor subdivision approval and a certificate of 
the Subdivision Administrator as to the failure of his office to act shall be issued on 
request of the applicant. 

 
  (b) Major Subdivision.   Within five (5) working days of receipt of a complete Sketch 

Plan application, the Subdivision Administrator shall review the Sketch Plan and 
approve as noted in the Regulatory Compliance Report or deny approval based 
upon the Regulatory Compliance Report.    The Subdivision Administrator shall then 
brief the subdivider in writing (the "Regulatory Compliance Report") on issues, 
recommendations and areas of concern which should be addressed during the 
Preliminary Subdivision Plan procedures.    Such briefing shall not constitute, 
implicitly or otherwise, any approval or denial of a future application of a preliminary 
plan and shall not substitute for the application procedures and requirements for 
Preliminary Subdivision Plan approval. 

 
 5.5.4 Time Limit for Recording Deed for Minor Subdivision.   Approval of a minor subdivision shall 

expire twelve (12) months from the date of approval unless within such period a deed 
clearly describing the approved minor subdivision is filed by the applicant with the office of 
the Recorder of Hamilton County.    The Subdivision Administrator may for good cause 
shown, extend the period for recording for an additional period not to exceed sixty (60) days 
from the date of expiration. 

 
 5.5.5 Time Limit on Sketch Plan Reviewed for Major Subdivision.   A Sketch Plan reviewed in 

writing for a major subdivision pursuant to Section 5.5.3(b) shall expire twelve (12) months 
from the date of approval, which shall constitute authorization within such period for the 
applicant to proceed to the next step in the subdivision approval process, based on the 
development concept proposed in the approved Sketch Plan. 

 
 
5.6  PRELIMINARY SUBDIVISION PLAN. 
 
 5.6.1 Purpose.   The purpose of the Preliminary Subdivision Plan is to provide the Planning 

Commission with sufficiently detailed information, but not full engineering details, to 
evaluate a major subdivision.    The plan should show all of the information needed to 
enable the Planning Commission to determine whether the proposed layout meets the 
standards and requirements of these Rules and Regulations, and whether the proposed 
development concepts under the zoning classification, public improvements and utilities are 
acceptable to the appropriate offices, agencies and governmental bodies having 
jurisdiction. 

 
 5.6.2 Application (Initial Review; Official File).   An Application for Preliminary Subdivision Plan 

approval shall be accompanied by the fee indicated on the Subdivision Fee Schedule and 
shall be submitted in two parts -- "Initial Review" and "Official File."  The "Official File" 
application shall be submitted at least two (2) weeks prior to the meeting of the Planning 
Commission at which action is desired.    An Application for Preliminary Subdivision Plan 
approval shall contain such information as may be required from time to time by the 
Planning Commission and the Subdivision Administrator but in all instances shall contain 
the following: 

 
  Initial Review Application: 
 
  (a) The date of submission of a Sketch Plan, if any, and identification  of any changes 

to the proposed subdivision since said submission. 
  
  (b) The Drawing:  The preliminary subdivision plan shall be clearly and legibly drawn at 



 
 

an appropriate scale.    It shall be drawn on one or more sheets whose dimensions 
are twenty four inches by thirty-six inches (24" X 36").    If more than two (2) sheets 
are required, an index sheet of the same dimensions shall be filed showing the 
entire subdivision on one sheet and the component areas shown on the other sheet 
or sheets.  Two (2) prints or copies of the Preliminary  Plat shall be submitted.    
Additional prints may be required by the Subdivision Administrator for distribution to 
other reviewing agencies.    A reduced copy of the plan (81⁄2" X 11" or 11" X 17") is 
also required.    A vicinity sketch at a scale of four hundred (400) feet or more to the 
inch shall be drawn on or shall accompany the Preliminary Subdivision Plan.    This 
shall show all existing subdivisions and the street and tract lines of acreage parcels 
of land adjoining the proposed subdivision and between it and the nearest existing 
highways or thoroughfares.  It shall also show the streets and alleys in neighboring 
subdivisions or unplatted property to produce the most advantageous development 
of the entire neighborhood. 

 
  (c) The Preliminary Subdivision Plan shall clearly show the following features and 

information: 
 
   (1) The proposed name of the subdivision which shall not duplicate or closely 

approximate the name of any other subdivision in the incorporated or 
unincorporated areas of Hamilton County. 

 
   (2) The names and addresses of the owner or owners of record, the 

subdivider, the engineer and surveyor. 
 
   (3) The names of adjacent subdivisions and the names of record owners of 

adjacent parcels of unplatted land. 
 
   (4) The boundary lines, accurate to scale, of the tract to be subdivided. 
 
   (5) The location, widths and names of all existing or platted streets or other 

public ways within or adjacent to the tract, and other important features 
such as existing permanent buildings, sidewalks, water courses, railroad 
lines, corporation lines, township lines, cemeteries, pipe lines, pole lines, 
high tension lines, bridges, section lines, etc. 

 
   (6) Existing sewers, water mains, culverts and other underground structures 

within the tract and immediately adjacent thereto. 
 
   (7) Contours, normally with intervals of five (5) feet referenced to U.S.G.S.   

Datum, as required by the Planning Commission. 
 
   (8) Flood hazard areas, wetlands (if mapped by governmental jurisdiction), 

flood plain management areas, detention basins, active landslide areas, 
unstable soils (per U.S.   Soil Conservation Service survey), and unstable 
geology (per U.S.   Geologic Survey). 

 
   (9) The layout, proposed names and widths of proposed streets, alleys and 

easements; the layout, numbers and the approximate dimensions and 
square footage of proposed lots so as to exclude any access easement. 

 
   (10) Square footage of panhandle and irregular lots calculated for zoning 

purposes so as to exclude the handle of panhandle lots and those narrow 
appendages of irregular lots less than fifty feet in width. 

  
   (11) Zoning boundary lines, if any, including the boundary lines of any flood plain 

management district, hillside district or other overlay or special districts; 
proposed uses of property and proposed front yard set-back lines. 



 
 

 
   (12) All parcels of land intended to be dedicated or temporarily reserved for 

public use, or to be reserved in the deeds for the common use of property 
owners in the subdivision, with the purpose, condition, or limitation of such 
reservation indicated. 

 
   (13) The location and approximate dimensions of proposed debris pits.    If no 

debris pits are proposed, a note to that effect must be placed on the plan. 
 
   (14) Special zones, i.e., historical, archeological, dump, wildlife, etc. 
 
   (15) The total acreage of the subdivision. 
 
   (16) North-point, scale and date.    The horizontal scale shall be one hundred 

(100) feet or less to the inch. 
 
   (17) Existing private restrictions and covenants shall be outlined and a reference 

of their inclusion on the Improvement (Construction) Plans and Final 
Record Plat. 

 
   (18) Other features that may be required by reviewing offices and agencies, 

including but not limited to: slope analysis, sight distance analysis, and 
circulation analysis. 

 
   (19) Space for statement of approval or denial by the Planning Commission with 

lines for signature and date. 
 
   (20) If the plan is not to be developed in one phase, an anticipated conceptual 

phasing plan must be included. 
 
  Official File Application 
 
  (d) All information required by subparagraphs (a) through (c) above of this Section 

5.6.2. 
 
   (e) Certifications of concept approval evidenced by either letters in a form prepared by 

the Subdivision Administrator, with signature, or plans with approval stamps, 
obtained by the applicant, certifying adequacy of existing public facilities and 
concept approval of the preliminary plan by: 

 
   (1) the County Engineer (as to sight distances, drainage, construction 

standards, etc.), 
 
   (2) the applicable sewer authority - Metropolitan Sewer District, Board of 

Health, Ohio Environmental Protection Agency (as to availability of public 
sanitary sewer and adequacy of proposed public or private sewerage 
concept), 

 
   (3) the applicable water authority - Cincinnati Water Works, etc.   (as to 

availability of public water system), 
 
   (4) the applicable township zoning administrator or County Zoning 

Administrator (as to lot size, building setbacks, frontage and width), 
 

(5) the Department of Public Works (as to the general location of storm 
drainage facilities), 

 
(6) such other applicable offices and agencies as may be identified by the 



 
 

Subdivision Administrator at the pre-application or Sketch Plan stages. 
 

(f) Concept report from Township Trustees or authorized representative pertaining to 
the following, if applicable 
(1) Historic features (A landmark or feature associated with an historic event 

which has been officially designated as having historical significance by a 
state, county, township or municipal agency. 

(2) Requested variation to the typical street R.O.W. standard (Township roads 
only). 

(3) Remnant Parcels (as per section 12.2.6) which are intended to be 
dedicated to the township. 

(4) Recommendation of adopted Township Plans relating to ornamental 
entranceways or structures (Section 12.3.15 (b)), and bikeways (Section 
12.3.16, or requested exceptions to sidewalk requirements (Section 12.3.14 
(a)). 

 
  (g) All revisions required for concept approvals pursuant to subparagraph (e) above. 
 
 5.6.3 Time Limit for Receipt of Concept Approval if Requested by Subdivision Administrator.   

Notwithstanding the requirement of Section 5.6.2(e) pertaining to applicant's responsibility 
for requesting and submitting letters or stamped plans certifying concept approval, an 
application for Preliminary Subdivision Plan approval may be deemed by the Planning 
Commission to have received concept approval if such concept approval, or disapproval, 
has not been communicated to the Subdivision Administrator within ten (10) working days 
from the date of written request, with deadline indicated, by the Subdivision Administrator. 

 
 5.6.4 Subdivision Administrator Review and Report.   Upon receipt of an application for 

Preliminary Subdivision Plan approval, and upon determining pursuant to Section 5.1.3 that 
the application is complete, the Subdivision Administrator shall forward the application with 
the Subdivision Administrator's report to the Planning Commission for its review and action.  
The Subdivision Administrator's report shall reference all concept approval 
recommendations, the conclusions of reviewing offices and agencies and shall set forth his 
recommendations to the Planning Commission (the "Regulatory Compliance Report"). 

 
 5.6.5 Planning Commission Consideration and Action. 
 
  (a) Within five (5) days following receipt by the Subdivision Administrator of a complete 

application for Preliminary Subdivision Plan approval, the application, accompanied 
by the Subdivision Administrator's Regulatory Compliance Report, shall be placed 
on the Planning Commission agenda for consideration at the next regularly 
scheduled  meeting.    At the same time, or at least seven (7) days prior to the 
meeting, the Subdivision Administrator shall send written notice of the date, time 
and location of the meeting, by certified mail, return receipt requested, to the clerk of 
the board of township trustees of the township in which the proposed subdivision is 
located.    Two (2) copies of the Preliminary Subdivision Plan shall be sent to the 
clerk of the board of township trustees for concept review. 

 
  (b) Within thirty (30) days of the submission to the Planning Commission of the 

complete application for Preliminary Subdivision Plan approval, the Planning 
Commission shall approve or disapprove the Preliminary Subdivision Plan or 
approve it with modifications, unless such time is extended by written agreement of 
the applicant. 

 
  (c) The decision of the Planning Commission shall be in writing and as the basis for its 

action the Commission shall take into consideration: 
 
   (1) The conformity of the Preliminary Subdivision Plan with the purposes, 

objectives, standards and criteria of Sections 12 and 13 of these Rules and 



 
 

Regulations. 
 
   (2) The conformity of the Preliminary Subdivision Plan with all other applicable 

laws and rules as determined by concept review and reports requested 
from other offices and agencies having jurisdiction.    

 
  (d) If the decision of the Planning Commission on the Preliminary Subdivision Plan is 

for disapproval, the Planning Commission shall in its motion, as part of the record, 
state the reason or reasons for such disapproval, including the rules or provisions 
with which the preliminary plan does not comply.    The refusal to approve shall be 
endorsed on the Preliminary Subdivision Plan and a copy of the endorsed plan shall 
be made a part of the record of the Planning Commission. 

 
  (e) If the Preliminary Subdivision Plan is approved by the Planning Commission, three 

(3) prints or copies of the plan shall be provided to and endorsed by the Executive 
Director of the Planning Commission. 

 
  (f) The motion of the Planning Commission approving the Preliminary Subdivision Plan 

shall be accompanied by a second motion approving the Final Record Plat, subject 
to certification by the Subdivision Administrator that the Final Plat is in conformance 
with the Preliminary Subdivision Plan approved by the Planning Commission and 
the Improvement (Construction) Plans as approved by the Subdivision 
Administrator. 

 
  (g) Written notification of the Planning Commission's decision shall be sent by the 

Subdivision Administrator to the applicant and the township in which the proposed 
subdivision is located.    Notification to the township shall be accompanied by two 
(2) Executive Director-endorsed prints of the Preliminary Subdivision Plan. 

 
  
 5.6.6 Time Limit on Approval of Preliminary Subdivision Plan; Effect of Approval; Effect of 

Disapproval.   Approval of the Preliminary Subdivision Plan shall be good for one (1) year 
from the date of approval or, in the case of a Preliminary Subdivision Plan approved by the 
Planning Commission to be completed in two or more phases, such approvals shall be 
good for one (1) year from the date of approval of the Improvement (Construction) Plans of 
the last preceding phase of the development.    Preliminary Subdivision Plan approval shall 
confer upon applicant the following rights for the one (1)-year  period from the date of 
approval: 

 
  (a) The general terms and conditions upon which the approval was granted shall not be 

changed. 
 
  (b) The applicant may submit for Improvement (Construction) Plans and/or Final Plat 

approval on or before the expiration date of Preliminary Subdivision Plan approval 
of the whole, or a section, or sections of the Preliminary Subdivision Plan. 

 
  (c) The applicant may apply for and the Planning Commission may grant extension on 

such Preliminary Subdivision Plan approval for additional periods of at least one (1) 
year but not to exceed a total extension of two (2) years. 

 
  (d) In the case of a subdivision of more than ten (10) acres, the Planning Commission 

may grant the rights referred to in Subsections (a), (b) and (c) above for such period 
of time longer than three (3) years as shall be determined by the Planning 
Commission to be reasonable. 

 
  If the decision of the Planning Commission is for disapproval of the preliminary Subdivision 

Plan and the one (1) year time limit for the approved Sketch Plan pursuant to Section 5.5.5 
has not expired, an applicant may submit a revised Preliminary Subdivision Plan pursuant 



 
 

to Section 5.6, or elect to proceed under Alternative II and submit a Final Record Plat for 
approval pursuant to Section 5.8.    If the Sketch Plan approval pursuant to Section 5.5.5 
has expired, an applicant may elect to proceed under Alternative II and submit a Final 
Record Plat for approval pursuant to Section 5.8 or proceed anew under either Alternative I 
or Alternative II.    (See Section 4.2)  

 
5.7 IMPROVEMENT (CONSTRUCTION) PLANS. 
 
 5.7.1 Purpose.   The purpose of the Improvement (Construction) Plans is to provide the County 

with final construction drawings and specifications for review and approval before 
construction of improvements and the submission of the Final Plat. 

 
 5.7.2 Application.   An application for Improvement (Construction) Plans approval shall be 

submitted to the Subdivision Administrator within one (1) year of the date of approval of the 
Preliminary Subdivision Plan.    An application shall contain such information as may be 
required from time to time by the Planning Commission but in all instances shall contain the 
following: 

 
  (a) The date of Preliminary Subdivision Plan approval and identification of any changes 

from such approved plan. 
 
  (b) The Drawing: The Improvement (Construction) Plans shall be clearly and legibly 

drawn upon mylar at a scale of 1" = 50'.    They shall be drawn on one or more 
sheets whose dimensions are twenty-four inches by thirty-six inches (24' x 36').    
Two (2) sets of prints or copies of the Improvement Plans shall be submitted.    
Additional sets shall be submitted upon request of the Subdivision Administrator for 
distribution to reviewing agencies pursuant to Section 5.7.4.    The Improvement 
Plans shall show: 

 
   (1) Title or Cover Sheet. 
 

(2) Plans, profiles, typical cross sections, specifications, notes and other details 
related to streets, rights-of-way, storm and sanitary sewers, water mains, 
fire hydrants, guardrails and other proposed or required physical 
improvements in accordance with the Rules and Regulations of the office of 
the County Engineer. 

 
   (3) Street details and rights-of-way and related improvements in accordance 

with the Rules and Regulations of the office of the County Engineer. 
 
    (4) Storm drainage facilities, as required by physical conditions of the site shall 

be shown on the plans in accordance with the requirements of the County 
Department of Public Works. 

 
   (5) Earthwork and erosion control plan, where required by the County 

Department of Public Works. 
 
   (6) Standard construction details and methods shall be in accordance with the 

provisions of these Rules and Regulations and the Rules and Regulations 
of the office of the County Engineer, the Department of Public Works, the 
Metropolitan Sewer District, Cincinnati Water Works and Township 
Trustees. 

 
   (7) A plan, for review by the Planning Commission, of the location of any 

ornamental entranceway structure, and related utility easements, if 
proposed for the subdivision. 

 
   (8) Plans, cross sections, details and specifications related to debris pits as 



 
 

located on the approved Preliminary Plan.    Any debris pit shown on an 
improvement plan which was not approved on the preliminary plan must be 
specifically approved by the Planning Commission.    The requirements of 
this subsection are to minimize the need for future re-grading on private 
property to prevent the ponding of surface water in the location of debris 
pits.    

 
 5.7.3 Fees.   The developer shall also be responsible for timely payment of all fees required by 

other offices and agencies as part of their reviews pursuant to Section 5.3. 
 
 5.7.4 Agency Review.   Upon determining pursuant to Section 5.1.3 that the application for 

Improvement (Construction) Plans approval is complete, the Subdivision Administrator shall 
within five (5) working days distribute the Improvement Plans to the M.S.D., C.W.W., C.E., 
D.P.W.   and such other County or township offices and agencies as are necessary to 
obtain a proper review of the plans. 

 
 5.7.5 Agency Cross Acceptance of Revisions.   Upon receiving a favorable report from each 

reviewing agency and receipt of four (4) sets of revised Improvement (Construction) Plans 
from the applicant, the Subdivision Administrator shall distribute the revised plans to 
M.S.D., C.E.   and D.P.W.   for certification of cross acceptance of revised plans. 

 
 5.7.6 Staff Review and Action.   On the basis of the reports received from the reviewing offices 

and agencies regarding submitted and revised plans, the Subdivision Administrator shall 
certify compliance of the Improvement (Construction) Plans with the Preliminary 
Subdivision Plan as approved by the Planning Commission, or refuse to certify if the plans 
do not comply.    If compliance is certified, the applicant shall submit fifteen (15) sets of 
such plans.    Each set shall be stamped "approved for construction" with the signature of 
the Subdivision Administrator.    Stamped sets of approved plans shall be distributed to 
each reviewing agency.    Two (2) stamped sets shall be returned to the applicant.    The 
mylar shall be transmitted to M.S.D. 

 
 5.7.7 Time Limit on Approval of Improvement (Construction) Plans.   Subject to the developer 

obtaining renewal of M.S.D.   approval, which is good for one (1) year, approval of 
Improvement (Construction) Plans shall be good for two (2) years from the date of approval 
and shall authorize the developer to commence construction in accordance with the  
requirements of the office of the County Engineer and those of other applicable offices and 
agencies. 

 
5.8 FINAL RECORD PLAT. 
 
 5.8.1 Purpose.   The purpose of the Final Record Plat ("Final Plat") is to ensure that all 

conditions, engineering plans and other requirements have been completed or fulfilled and 
that required improvements have been installed, or guarantees properly posted for their 
completion prior to recordation of the Final Plat of the subdivision (per O.R.C.). 

 
 5.8.2 Application.   Application for Final Plat approval shall be accompanied by the fee indicated 

on the Subdivision Fee Schedule and shall contain all information required by the County 
Engineer, C.W.W.   (or other applicable agency), D.P.W., and such information as may be 
required from time to time by the Planning Commission.    In all instances, however, the 
application shall contain the following: 

 
  (a) The dates of approval of the Preliminary Subdivision Plan and Improvement 

(Construction) Plans and identification of any changes from such approved plans. 
 
  (b) The Drawing: The Final Plat of subdivision shall be clearly and legibly drawn in 

black ink upon mylar at an appropriate scale from an accurate survey.    It shall be 
drawn on one or more sheets whose dimensions are twenty-four inches by thirty-six 
inches (24" x 36").    If more than two (2) sheets are required, an index sheet of the 



 
 

same dimensions shall be filed showing the entire subdivision on one sheet and the 
component areas shown on the other sheet or sheets.    Two (2) prints or copies of 
the Final Plat shall be submitted.    Additional prints may be required by the 
Subdivision Administrator for distribution to other reviewing agencies.    A reduced 
copy of the plat (8.5" x 11" or 11" x 17") is required for public hearings.    The Final 
Plat of the subdivision shall show: 

 
   Items Pertaining to Title 
 
   (1) Name of the subdivision. 
 
   (2) Location by section, township, range, county, state. 
 
   (3) Names and addresses of owner and engineer. 
 
   (4) Scale - not smaller than 1 inch = 50 feet. 
 
   (5) Date. 
 
   (6) North Point. 
 
                                       Graphic Items Pertaining to Plat. 
 
   (7) Boundary of the plat, with accurate distances and bearings, and its 

acreage. 
 
   (8) Exact location and width of all streets, and crosswalkways, within and 

adjoining the plat. 
 
   (9) Bearings and distances to the nearest established street lines, political 

subdivision boundaries, section or patent corners, or other official 
monuments. 

 
   (10) Names and streets within and adjoining the plat.    The names of new 

streets shall not duplicate or too closely approximate, phonetically, the 
name of any other street in Hamilton County. 

 
   (11) Lengths of all arcs, radii, internal angles, points of curvature and tangent 

bearings. 
 
   (12) Exact locations and widths of all easements for right-of-ways provided for 

public services or utilities, and any limitations of such easements. 
 
   (13) All lot numbers and lines, with accurate dimensions in feet and hundredths, 

and with bearings or angles related to street and alley or crosswalkway 
lines. 

   (14) Accurate description of location, material, and size of all monuments in 
accordance with the requirements of Section 711.03 of the Ohio Revised 
Code and the  Rules and Regulations of the office of the County Engineer. 

 
   (15) Accurate outlines of any areas to be dedicated or reserved for public use, 

with the purposes indicated thereon: and of any area to be reserved by 
deed covenant for common use of all property owners in the subdivision. 

 
   (16) Accurate outlines of all debris pits as constructed. 
 
   (17) Building setback lines, shown graphically along all streets, with dimensions.  

This requirement is applicable wherever there are no zoning provisions or 



 
 

wherever such setbacks are greater than those required by prevailing 
zoning.    

 
   (18) Base flood elevations for each lot or parcel, and the boundaries of Special 

Flood Hazard Areas, if applicable, including floodways. 
 
   Other Items Pertaining to Plat. 
 
   (19) Notation regarding protective covenants, if any are to be incorporated in 

deeds, unless shown on the plat. 
 
   (20) Closure calculations of the perimeter or boundary of the subdivision which 

comply with the requirements of the Rules and Regulations of the office of 
the County Engineer.    The County Engineer may accept closure 
calculations on a separate sheet. 

 
   (21) Certification by a registered surveyor to the effect that the plat represents a 

survey made and closed by him and that all the monuments shown thereon 
actually exist, and that their location, size, and material are correctly shown. 

 
   (22) A signed and notarized certification by the owner or owners, of his or their 

adoption of the plat, and dedication of streets, easements, and any other 
public areas. 

 
(23) Notation giving deed reference and County Auditor reference of last transfer 

of title to owner making dedication. 
 
   (24) Description of restrictions on sewer easements, if such easements are 

involved. 
 
   (25) Description of restrictions on water main easements, if such easements are 

involved. 
 
   (26) Description of lighting district, if street lights are involved. 
 
   (27) Space for statement of approval by the Planning Commission with lines for 

signature and date. 
 
   (28) Space for statement of acceptance of land to be dedicated by the owner, 

such as  streets or other public areas, with lines for signature and date. 
 
   (29) Where physical improvements are not complete, a "Note" to the effect that 

streets and crosswalkways dedicated by the plat are not accepted until all 
physical improvements are completed according to the Improvement 
(Construction) Plans on file in the office of the County Engineer, and 
acceptance is entered in the Road Records of said office. 

 
   (30) A note indicating agreement by the owner/subdivider to clean and maintain 

all public ways, sewers and drainage facilities during the period prior to 
acceptance as a public street by the County.    This shall include the 
removal of snow, ice, mud, debris, trash and other extraneous material. 

 
   (31) Summary letter by a geotechnical engineer stating that debris pits were 

constructed in accordance with the plans, cross sections, details and 
specifications contained in the approved improvement (construction) plans. 

 
   (32) Reserved For Future Use 
 



 
 

   (33) Seal and signature of a registered surveyor licensed to practice within the 
State of Ohio. 

 
    
 5.8.3 Subdivision Administrator Review and Action. 
 
  (a) Upon submission of a Final Plat to the Subdivision Administrator for approval by the 

Planning Commission, the Subdivision Administrator shall first determine pursuant 
to Section 5.1.3 if the application for Final Plat approval is complete.    If the 
Subdivision Administrator determines that the application for Final Plat approval is 
not complete, he shall notify the applicant in writing of the deficiencies (the "Record 
Plat Completeness Report") and, at the same time, provide applicant with a form by 
which the applicant can advise the Subdivision Administrator in writing, pursuant to 
Section 711.10 of the Ohio Revised Code, whether the applicant wishes to extend 
the time for approval of the Final Plat in order that the deficiencies in the application 
can be corrected.    Notwithstanding the Subdivision Administrator's notice of 
deficiencies to the applicant, the Subdivision Administrator shall, within five (5) days 
of submission of any application that did not receive Preliminary Subdivision Plat 
approval by the Planning Commission, place the application for Final Plat approval 
on the agenda of the Planning Commission.    Consideration by the Planning 
Commission of said agenda item  shall only be delayed upon receipt by the 
Subdivision Administrator of written notice from the applicant agreeing to an 
extension of time for approval of the Final Plat in order to provide the applicant with 
time to correct the deficiencies identified by the Subdivision Administrator. 

 
  (b) If, upon submission of a Final Plat to the Subdivision Administrator for approval by 

the Planning Commission, the Subdivision Administrator determines pursuant to 
Section 5.1.3 that the application is complete, he shall, at least seven (7) days prior 
to next meeting of the Planning Commission, place the Final Plat on the agenda of 
the Commission together with a certificate showing that the specifications and 
technical details have been reviewed and approved. 

 
 5.8.4 Planning Commission Review and Action.   Within thirty (30) days of the submission to the 

Commission of the application for Final Plat approval, the Planning Commission shall 
approve or disapprove the Final Plat.    Approval of the Final Plat shall be conditional upon 
compliance with all other applicable statutes and resolutions of the State of Ohio and 
Hamilton County. 

 
  (a) If the decision of the Planning Commission on the Final Plat of subdivision is for 

disapproval, the Planning Commission shall, in its motion, state the reason or 
reasons for such disapproval, including the rules or provisions with which the Final 
Plat does not comply.    The refusal to approve shall be endorsed on the Final Plat. 

  
  (b) If the Final Plat that is approved by the Planning Commission was submitted without 

prior submittal and approval of a Preliminary Subdivision Plan, the Planning 
Commission shall on the date of its approval endorse the original and one copy of 
the Final Plat. 

 
  (c) If the Final Plat of subdivision was approved by the Planning Commission at the 

time of the approval of the Preliminary Subdivision Plan subject to the certification 
procedure provided for in Section 5.6.5(f), the Final Plat, upon favorable review by 
applicable offices and agencies and the Subdivision Administrator's filing with the 
Commission of a certificate certifying conformance of the Final Plat with the 
Improvement (Construction) Plans, shall be deemed approved as of the date of the 
filing of said certificate and said Planning Commission approval shall be endorsed 
on the original and one copy of the Final Plat by the Director of the Regional 
Planning Commission or his authorized representative. 

 



 
 

 5.8.5 Submission to State Director of Transportation.   Before any preliminary plan, improvement 
plan, or record plat is approved affecting any land within three hundred feet (300') of the 
centerline of a proposed new highway, or a highway for which changes are proposed as 
described in the certification to local officials by the State Director of Transportation of any 
land within a radius of five hundred feet (500') from the point of intersection of centerline 
with any public road or highway, the Planning Commission shall give notice, by registered 
or certified mail, to the Director.    The Planning Commission shall not approve the plat for 
one hundred twenty (120) days from the date the notice is received by the Director.    If the 
Director notifies the Planning Commission that the director shall proceed to acquire the land 
needed, then the Planning Commission may refuse to approve the plat, according to the 
provisions of Section 5511.01 of the Ohio Revised Code.    At the request of the subdivider, 
the Planning Commission may give tentative approval and allow the subdivider to proceed 
with  completion of the subdivider's plat.    However, it shall be clearly understood that the 
subdivider proceeds at the subdivider's own risk and the tentative approval will be 
withdrawn if the Director of the Department of Transportation proceeds to acquire the land.    
If the Director notifies the Planning Commission that acquisition at this time is not in the 
public interest, or upon the expiration of the one hundred twenty (120) day period or any 
extension thereof agreed upon by the Director and the property owner, the Commission 
shall, if the plat is in conformance with all provisions of these Rules and Regulations, 
approve the plat. 

 
 5.8.6 Recording of Final Plat. 
 
  (a) Upon approval of the Final Plat by the Planning Commission, but prior to the 

Subdivision Administrator's filing of the certification of compliance with the 
Improvement (Construction) Plans pursuant to Section 5.8.4, the Final Plat shall be 
forwarded to the following offices and agencies for their respective signatures 
pending review. 

 
   (1) Metropolitan Sewer District and Department of Public Works: Review of 

proposed easements; 
 
   (2) County Engineer (in cooperation with M.S.D.   and D.P.W.): Determination 

of the amount of surety required to guarantee completion of improvements 
and review of survey closure. 

 
   (3) Other applicable offices and agencies as determined by the Subdivision 

Administrator. 
 
  (b) Upon receipt by the County Engineer of the approvals required by Subsections 

5.8(a)(1) and (3) and of the surety required by Subsection 5.8(a)(2), the County 
Engineer will notify the Planning Commission, which will obtain the signatures of the 
County Administrator (certifying County acceptance of rights-of-way and 
easements) and the Executive Director of Regional Planning Commission and then 
shall release the mylar to the subdivider for recording.    

 
  (c) Upon receipt by the subdivider of the mylar, the subdivider shall cause the Final Plat 

to be recorded in the office of the Auditor and Recorder of Hamilton County within 
six (6) months after the date of Planning Commission endorsement pursuant to 
Section 5.8.4(b) or Section 5.8.4(c), as the case may be, and prior to recording shall 
provide the Subdivision Administrator with eight (8) copies thereof; the subdivision 
administrator shall transmit two (2) prints to the township trustees and one (1) print 
to the County Engineer's sign shop requesting installation of street signs.    An 
approved Final Plat which is not recorded within the six (6) month time period may 
be recalled by the Planning Commission for reconsideration.    An approved Final 
Plat which is not recorded within the six (6) month time period may be considered 
void unless an extension is requested in writing by the subdivider and granted in 
writing by the Planning Commission. Six (6) month extensions may be granted by 

                                        the Planning Commission 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



XIII.  Procedures for Zoning Appeals and 
Variances



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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PROCEDURE FOR BZA APPLICATION 

 

 

PURPOSE. 
The purpose of this Chapter is to set forth the standards and procedures by which administrative relief may be taken 
from any order, requirement decision or determination made by the Administrative Official. 

AUTHORITY. 
The Board of Zoning Appeals shall have authority to hear and decide appeals where it is alleged there is error in any 
order, requirement, decision, or determination made by an administrative official in the enforcement of this 
Resolution. 

PARTIES ENTITLED TO APPEAL. 
An appeal to the Board of Zoning Appeals may be taken by any person aggrieved or by any Officer of the County 
affected by any decision of the Administrative Officer. 

PROCEDURE. 
Appeals to the Board of Zoning Appeals shall be taken in accordance with the following procedures. 

Notice of Appeal. 

Appeals to the Board shall be taken within thirty (30) days following the order, requirement, decision, or 
determination being appealed by filing with the Officer from whom the appeal is taken and with the Board, 
in such number of duplicate copies as the Board may from time to time require, a notice of appeal 
specifying the grounds therefor.   

Fees. 

Nonrefundable application and hearing fees shall accompany the notice of appeal.  Such fees are 
established by the Board, from time to time with the approval of the Board of County Commissioners, to 
help defray administrative costs and costs of a hearing. 

Stay of Proceeding. 

An appeal to the Board shall stay all proceedings in furtherance of the action in respect to which the 
appealed order, requirement, decision or determination was made unless the Officer from whom the appeal 
is taken certifies to the Board of Zoning Appeals, after the notice of appeal shall have been filed, that by 
reason of facts stated in writing to the Board a stay would, in  that Officer’s opinion, cause imminent peril 
to life of property.  In such case, proceedings shall not be stayed other than by an order of the Court of 
Common Pleas of Hamilton County upon notice to the Board and to the Officer, and on due cause shown. 

Public Hearing Notice. 

Upon receipt of the notice of appeal, the Board shall, within a reasonable length of time but no longer than 
sixty-two (62) days from the receipt of the notice of appeal, hold a hearing of the appeal in accordance with 
its procedures as provided in Section 22-4.  Notice of the public hearing shall be given in writing to the  
property owners within 200 feet of the subject property and by one (1) publication in one or more 
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newspapers of general circulation in the County, at least ten (10) days before the date of the public hearing.  
Upon the hearing, any party may appear in person or by attorney. 

Action by Board of Zoning Appeals. 

Within one hundred twenty (120) days following the filing of a notice of appeal and within thirty (30) days 
after the closing of the public hearing, the Board shall render its decision on the appeal.  Such decision may 
reverse or affirm, wholly or in part, or may modify the appealed order, requirement, decision or 
determination.  The failure of the Board to render a decision within the one hundred twenty (120) days, or 
such longer period of time as may be agreed to by the applicant, shall constitute a decision favorable to the 
applicant.  Within ten (10) days following such decision or the expiration of such period without a decision, 
the Board shall publish notice and mail a certificate of such decision or failure to act to all parties entitled 
thereto. 

RIGHT TO GRANT VARIANCE IN DECIDING APPEALS. 
In any case where the notice of appeal is accompanied by an application for a variance in accordance with 
Chapter 21, the Board may grant a variance as part of the relief sought on approval, but only in strict compliance 
with each of the provisions of Chapter 21. 

APPEAL OF DECISION. 
Any party adversely affected by a decision of the Board of Zoning Appeals may appeal to the Court of Common 
Pleas of Hamilton County on the ground that such decision was unreasonable or unlawful. 
 
 



XIV.  Applications for Zoning Amendments
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HAMILTON COUNTY RURAL ZONING COMMISSION 
138 EAST COURT STREET, COUNTY ADMIN. BUILDING, RM. 804 

CINCINNATI, OH  45202-6202 
PHONE: (513) 946-4501   FAX: (513) 946-4475 

 
 

ZONE TEXT AND MAP AMENDMENT 
SUBMISSION REQUIREMENTS 

 
CASE:    APPLICANT: 
 
An application for a zone map amendment must comply with the requirements and procedures 
outlined herein. 
 

PLEASE READ ALL INSTRUCTIONS 
 
 
 

1. GENERAL REQUIREMENTS 
 
 

____1.1 Pre-Application Meeting  (Date:  ___/___/___) 
 
 The applicant is to present the concept of a proposal to the Administrative 

Official and to obtain and discuss the overall application process before 
submitting an application.  Call 946-4501 for appointment.  The staff will present 
any adopted plans to the applicant for review.  The Regional Planning 
Commission by-laws for plan consistency will likewise be discussed.  The 
applicant and/or his representative must be present.  There will be no assurance 
at any time, implicit or otherwise, regarding final staff recommendations to the 
Commission about this application. 

 
____1.2 Staff Review:  (Date:  ___/___/___) 
 
 The applicant and/or his representative shall submit a concept rezoning request 

to the Administrative Official for review and analysis (this may be sent by 
messenger or mail).  The RPC and RZC staff will hold a staff meeting at which 
time the proposed reclassification will be reviewed for consistency with adopted 
plans.  In the event that no plan has been adopted for the subject site/area, the 
staff will proceed with the review and discuss all relevant planning and zoning 
matters.  At the conclusion of the meeting, a staff memo will be drafted and 
forwarded to the applicant or staff will call the applicant to outline the issues 
discussed.  The analysis is a preliminary review prior to the Staff Review 
Conference and prior to official application submittal of the rezoning and is 
subject to change and modification as additional information is received. 

Rezone 
 
 
  SPI 
 
 
S-PUD 
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____ 1.2-1 Staff Review Conference:  (Date: ___/___/___) 
 
 The applicant and/or his representatives shall submit three (3) prints of a Sketch 

Plan of the proposal and a letter of intent describing the proposed use of the 
premises (Section 2.3 only one copy). The staff will schedule and conduct a Staff 
Review Conference in the township in which the property is located.  It is the 
responsibility of the applicant and/or his representative to attend this conference 
and present their proposal.  The purpose of this requirement is to inform the 
township officials and local residents and to provide direction to the applicant. 

 
____ 1.3 Submission Deadline: (Date:  ___/___/___ - 6 weeks before 1st Thursday of the 

month) 
 
 Application must be submitted to the office of the Rural Zoning Commission six 

weeks prior to the Regional Planning Commission meeting to be placed on that 
month’s agenda. Early submission is recommended to assure placement on the 
agenda and to provide adequate time for revisions and correction. 

 
____ 1.4 Revision Deadline: (Date:  ___/___/___ ) 
 
 Revisions and corrections in compliance with regulations and submission 

requirements must be completed at least FOUR WEEKS PRIOR TO THE RPC 
MEETING.  Incomplete applications will not be accepted for processing or 
official filing nor placed on the agenda for Planning Commission review. 

 
____ 1.5 Application Fee:  
 
 An application shall be accompanied by a nonrefundable payment to cover the 

preponderance of cost of holding the public hearing thereon, including personnel 
costs, advertising and legal notices as required by law or otherwise in connection 
with said amendment.  

 
 

2. WRITTEN REQUIREMENTS 
 

____ 2.1 Metes and Bounds Description 
 
____ Submit IN DUPLICATE on a SINGLE 8”x11” paper the following information: 

____ a.   a metes and bounds description of the subject site; 
____ b.  the amount of area contained within the site; and 
 
____  c. a statement, signed by a registered surveyor, certifying that the 

description of the property proposed to be developed, is a 
complete, proper and legal description thereof. 
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____ 2.2 Application Letter 
 
 Submit a letter completely describing the proposed rezoning of the premises.  

The following information shall be included: 
____ a. size of the area involved; 
____ b. description of proposed use (for land and buildings); 
____ c. character of development (architectural treatment, density, 

intensity); 
____ d. description of surrounding land uses; 
____ e. the specific changes in the character and conditions of the area 

which have occurred to make the property no longer suitable or  
appropriate for the existing zoning classification or to make the 
property appropriate for the proposed use; 

____ f. the effect on; (1) community objectives and plans, (2) character of 
immediate vicinity, (3) adjacent property, and (4) public facilities 
and services; 

____ g. other information that the applicant feels is pertinent and would be 
helpful to the Regional Planning Commission, Rural Zoning 
Commission or Board of County Commissioners in their review. 

 
____ 2.3 Application Form  
 
 Submit IN DUPLICATE a completed application form signed by the applicant 
 and the owner(s) of the property. 
 
____ 2.4 Checklist of Requirements 
 
 Submit this completed form signed by applicant or representative. 
 

3. GRAPHIC REQUIREMENTS 
 

____ 3.1 Zoning Plat  
 
____ Submit five (5) copies of the zoning plat at a scale of one hundred (100) feet to 

inch or larger containing the following information: 
 

____ a. all existing property lines and parcel numbers for each parcel 
within subject site and within three hundred (300) feet of exterior 
boundary of the subject tract, and the last name of the owners 
within two hundred (200) feet as per attached sample plat; 

____ b. metes and bounds and dimensions of subject property and area 
contained therein (in acres); 

____ c. existing zone district boundaries (shown in dashed lines with 
heavier line weight than property lines) and zone designations (for 
site and adjacent areas); 

____ d. title, scale and north arrow (north shall be to top of zoning plat); 
____ e. area of proposed rezoning indicated by crosshatching or shading; 
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____ f. street names and right-of-way lines with line weight heavier than 
property lines; 

____ g. distance from subject property to nearest street intersection and/or 
section corner; 

____ h. proposed zone district lines shall extend to the centerline of all 
dedicated streets; and 

____ i. surveyor’s stamp. 
 
____ 3.2 Proposed Development Plan\Existing Conditions Site Plan 
 
 A proposed development plan is required and a separate existing features plan is 

preferred. However, the existing conditions can be included on the proposed 
development plan if delineated with lighter line weights, screening or use of other 
techniques to differentiate existing from proposed features. An architects, 
engineer’s or surveyor’s stamp is permitted for the development plan submission. 
However, only a surveyor’s stamp is accepted for the submission of the zoning 
compliance plan and for acquiring a zoning certificate. 

 
____ 3.21 Proposed Features:  Submit five (5) copies of the plan (a single drawing) at a 

scale of fifty (50) feet to the inch or larger (unless otherwise approved by the 
Director) showing the items listed below. 

 
____ a. name of project, date, scale, north arrow (with north to top of 

plan), map title, total number of sheets and sheet number; 
____ b. name and title of applicant, present owner(s) and person preparing 

map; 
____ c. vicinity map that identifies the site with references to surrounding 

areas and to existing street locations; 
____ d. zone (gross) area of entire site; site (net) area excluding right-of-

way; 
____ e. summary table with the following information: 

   ____ proposed use of all facilities 
   ____ floor area including basements (if nonresidential) 
   ____ number of dwelling units (if residential) 
   ____ parking spaces required by Zoning Res.; parking spaces 
    provided 
   ____ seating capacity (where appropriate) 
   ____ density of residential uses (divide number of dwelling units 
    by net site area – excluding right-of-way and access 
    easements) 
   ____ Impervious Surface Ratio (I.S.R.) (see Attachment 2) 

____ f. perimeter boundary of subject site (excluding proposed right-of-
way); 

____ g. metes and bounds and dimensions of requested zone change area; 
____ h. the general location and use of all proposed structures on the 

subject site including buildings, recreation facilities, parking 
facilities, trash stations, dumpster, fences, sewage treatment plant, 
walls, sidewalks, curbs, heating/a.c. and exhaust equipment, etc.; 
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____ i. location and dimensions of future building additions and phases of 
implementation if contemplated; 

____ j.  location and dimensions of proposed off-street parking area layout 
(indicate spaces per bay). Show individual parking spaces, loading 
areas, aisles, traffic patterns, driveways for ingress and egress, and 
type of pavement; 

____ k. specify front, side and rear yard setbacks of structures and parking 
areas (indicate if at variance with the Zoning Resolution); 

____ l. generalized location of anticipated earthwork distinguishing cut 
from fill; 

____ m. location and dimensions of proposed streetscape buffer, boundary 
buffer and interior parking lot landscaping (see attachment 3); 

____ n. construction limits (area to remain undisturbed); location of 
existing trees or tree masses that will remain and their appropriate 
diameter (if over 6 inches) or form of canopies; 

____ o. location, dimensions, and number (including heights and sq. ft.) of 
all signs; location and general type of exterior lighting (including 
height, cut-off angle) 

Note: Contact the County Engineer, Permit Section for items p, q, r & s 
____ p. location, width, and type of pavement for proposed streets, length  
  of cul-de-sacs, and location of all access points adequately   
  described to enable field location (i.e. exact distance from   
  centerline of nearest street intersection or other fixed feature in  
  closer proximity); 
____ q. location and details of proposed traffic improvements such as 

acceleration and deceleration lanes, channelization, etc.; 
____ r. location and dimensions of right-of-way, easements and all lands 

to be dedicate to the county or reserved for specific uses; 
____ s. typical sections of all right-of-way; 
Note: Contact the Public Works Department for item t 
____ t. location of proposed retention and detention basins and storm 

water management concept (see attachment 4). 
 

 
____ 3.22 Existing Features:  Submit five (5) copies of the plan at a scale of fifty (50) feet 

to the inch or larger (unless approved by the Director) showing items listed below. 
Each of the required features listed below must be shown for a minimum distance 
of two hundred (200) feet beyond the entire development tract (zone change area). 

 
____ a. existing property lines, right-of-way and utility easements for the 

entire tract and each parcel involved; 
____ b. location of existing zone boundaries and up to two hundred (200) 

feet outside subject site; 
____ c. existing contour lines (dashed) at ten (10) feet intervals or less on 

site and including two hundred (200) feet beyond (use two (2) foot 
intervals where necessary to determine storm drainage). Indicate 
sources and date of data; 
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____ d. existing steep slope areas of 20% (5:1); (steep slopes of 20% and 
greater include all areas where the horizontal distance between 10-
foot contour intervals is equal to or less than fifty (50) feet); 

____ e. location of landslide prone soils and bedrock (indicate source); 
____ f. existing mature trees or tree mass (all trees over 6” diameter); 
____ g. location of watercourses and areas subject to 50 year flood and 100 

year flood (indicate source); 
____ h. the use and approximate location of existing structures, pavements, 

sanitary and storm sewers, sidewalks and curbs, and other physical 
and natural features (indicate structures to be demolished in dashed 
lines). 

 
____ 3.3 Preliminary Grading Plan 
 
 The applicant is required to submit five (5) copies of a preliminary grading plan 

identifying proposed contour lines at 2-ft intervals. The contour lines shall be 
extended to the adjacent property lines and/or right-of-way. 

 
____ 3.4 Plan-Color/Presentation Copy 
 
 The applicant is required to submit a colored proposed development plan one 

week prior to the Regional Planning Commission meeting.  The colored 
proposed development plan shall not be mounted and cannot be smaller than 24"x 
36".  This proposed development plan will be kept as part of the official file. 

 
____ 3.5 Plan Reduction 
 

____ Submit five (5) copies of the plan reduced to 8 ½” x 11”. The reduction 
need not include any area outside the property lines of the subject site 

 
 
____ 3.6 Architectural Graphics (upon request) 
 ____   Elevation 
 ____   Cross-section 
 ____   Typical floor plans 
 

4 CONCEPT REVIEW* 
 

____ 4.1 Review of Preliminary Sewer Concept 
 The Rural Zoning Commission will transmit drawings to M.S.D. (Metropolitan 

Sewer District) and/or O.E.P.A (Ohio Environmental Protection Agency) for 
concept approval (request for sewer availability). 

 
____ 4.2 Review of Preliminary Access / Circulation Concept 
 
 The Rural Zoning Commission will transmit drawings to the County Engineer 

and/or ODOT for review and recommendation. 
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____ 4.3 Review of Preliminary Fire Prevention Concept 
 
 The Rural Zoning Commission will transmit drawings to the Township Fire 

Prevention Officer for review and recommendations. 
 
____ 4.4 Review of Preliminary Landscape, Buffer and Conservation Concepts 
 
 The Rural Zoning Commission will transmit drawings to the Hamilton County 

Soil Conservation Service and the Regional Planning Commission Staff for 
review and recommendations. 

 
____ 4.5 Review of Conformance to Thoroughfare Plan, Zoning Resolution and Land 

Use Plan & Policies 
 
 The Rural Zoning Commission will transmit drawings to the Regional Planning 

Commission and township representatives for review and recommendations. 
 
____ 4.6 Review of Storm Water Detention/Retention (See attachment 4) 
 
 The Rural Zoning Commission will transmit drawing to the Hamilton County 

Public Works for review. The applicant must fill out a SDS form before Public 
Works will review the proposed development (call Public Works at 946-4750). 

 
____ 4.7 Hillside Trust 
 
 The Rural Zoning Commission will transmit drawings to The Hillside Trust for 

any projects that may impact steep slopes. 
 
NOTE: 
Information submitted shall be assumed to be correct and applicant and/or agent shall assume 
responsibility for any errors and/or inaccuracies resulting in an improper application. 
 
 
____________________________________________  ________________________ 
Person preparing Checklist (applicant or representative)  Date Submitted 
* See attachments 5 and 6 for additional information and agency addresses. 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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ZONING AMENDMENT MEETING/HEARING PROCESS & 

SUBMISSION REQUIREMENTS 
 
____ A. Regional Planning Commission 
  
 The Regional Planning Commission will conduct a public meeting the 1st 

Thursday of the month at 12:30 p.m. to make a recommendation to the Rural 
Zoning Commission. The Regional Planning Commission bases their 
recommendation on consistency with an adopted land use plan, existing land uses  
and/or new information concerning adjacent land uses or other developments. 

 
____ B Rural Zoning Commission  
 
 The Rural Zoning Commission will conduct a public hearing on the 3rd Thursday 

of the month at 1:00 p.m. to make a recommendation to the Board of County 
Commissioners. The Rural Zoning Commission takes into consideration the 
Regional Planning Commission’s recommendation and township trustees 
recommendation and reviews the proposed development to determine compliance 
with the zoning resolution. 

 
____ C Board of County Commissioners 
 
 The Board of County Commissioners will conduct a public hearing to review the 

proposed amendment. The Commissioners will close the public hearing and vote 
to approve, deny or modify the amendment at the next scheduled public hearing 
after the zoning compliance plan is completed and submitted. The applicant must 
submit a zoning compliance plan that meets all the conditions placed on the 
development by the Board of County Commissioners to staff 10 days after the 
Board of County Commissioner’s public hearing. The zoning compliance plan 
must be approved by staff before the Board of County Commissioners take a final 
vote on the proposed amendment. The public hearings are typically on 
Wednesdays at 10:00 a.m. in the County Administration Building (6th floor). The 
Board of County Commissioners must vote unanimously to overturn or modify 
the Rural Zoning Commissions recommendation. 

 
 The zoning compliance plan shall have the following information included: 

• Development plan with the exact layout that was considered by the Board of 
County Commissioners. 

• All conditions and any variances based on the Board of County 
Commissioner’s decision. 

• Deed of Acceptance signed by owner(s) and notarized. 
• Surveyors stamp 
• Five (5) copies of the proposed plan 
• One copy of the proposed development plan reduced to 11” x 17” (maximum) 
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____ D Referendum Period 
 
 Within 30 days of the Board of County Commissioners final decision, the public 

has the opportunity to challenge the decision by subjecting it to a vote of the 
public. The opponents must acquire signatures of 8% of the registered voters who 
voted in the most recent gubernatorial election in the affected township to have 
the issue put on the next election ballot. A zoning certificate cannot be acquired 
until the 30 day referendum period has expired or until the results of the election 
on the zone amendment are certified by the Board of Elections. 
 

____ E Zoning Certificate Submission Requirements 
 

The following information is required to acquire a zone certificate: 
• Four (4) sets of site plans 
• One (1)set of construction plans 
• Surveyor’s stamp 
• Zoning certificate fee (checks payable to Hamilton County Commissioners) 

 
An application for a zoning amendment which subsequently fails to receive the approval of the 
Board of County Commissioners or is subsequently defeated through referendum, shall not again 
be filed for the purpose of amending the zoning of all or part of the same property within a 
period of twelve (12) months from the date of the Commissioner’s action or date of such 
referendum, unless such an amendment for change shall be more restrictive than last applied for. 
 
The total amendment process requires a minimum of approximately five (5) months to complete. 
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APPLICATION FOR 
ZONING AMENDMENT 

THE HAMILTON COUNTY RURAL ZONING COMMISSION 
807 County Administration Building  -  138 East Court Street  -  Room 804 

Cincinnati, Ohio  45202-6202 
(513) 946-4501 

 

Has this proposed Zoning Amendment been discussed with the Secretary of the Rural Zoning 

Commission?______  Date:  _____________ Staff?___________  Date:  _____________ 

Request Change from ____________  to  _____________    Total area  _______________acres. 

Name of Applicant  _____________________________________________________________ 

Address  _______________________________________________  Phone No. _____________ 

Name, Address & Parcel Number of each property owner of record within the area proposed to be 
reclassified. 
1. ___________________________________________________________________________ 

2. ___________________________________________________________________________ 

3. ___________________________________________________________________________ 

4. ___________________________________________________________________________ 

 

Location of property in accordance with County Auditor Records: 

Township  _____________________    Book _______  Page _______  Parcel(s) _____________ 

Physical location of property  _____________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

 

(MY)  (OUR)  interest in the property proposed to be reclassified is as: 

Owner __________   Agent ___________   Lessee _____________     Optionee ___________ 

Applicant__________________________  ___________________________  _______________ 
          Signature         Address      Phone No. 

Owner_________________________________  _______________________________  _________________ 

            Signature         Address     Phone No. 

A filing fee shall accompany the completed application. (See Attachment 7) 
Make check payable to:  Hamilton County Commissioners 
 
THERE SHALL BE NO REFUND OR PART THEREOF ONCE PUBLIC NOTICE HAS BEEN GIVEN. 
 
Note:  Although the Applicant may not be the same as the owner(s), the owner(s) shall co-sign as 
applicants for an amendment. 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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Attachment 1 

 
HAMILTON COUNTY RURAL ZONING COMMISSION 

138 EAST COURT STREET, COUNTY ADMINISTRATION BUILDING, ROOM 804 
CINCINNATI, OH  45202-6202 

PHONE: (513) 946-4501   FAX: (513) 946-4475 
 
 
 

COMPLETE ITEMS   1  THRU 4   AND ALL OTHER 
APPLICABLE SPACES ON THIS FORM. 

 
 
    
            ZIP       PHONE 
   NAME  STREET ADDRESS           CITY     STATE     CODE      NO. 
    
(1) 
APPLICANT  
 
 
(2) 
OWNER 
 
 
(3) 
PLANS BY 
 
 
(4) 
BILLING TO 
 
 
(5) 
CONTRACTOR 
 
 
(6) 
DEVELOPER 
 
 
(7) 
ATTORNEY 

 
 
 
 
 

 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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Attachment 2 
 

IMPERVIOUS SURFACE RATIO  
(Need calculation for all non-single-family developments) 

 
 
IMPERVIOUS SURFACE  “Any hard surfaced, man-made area that does not readily 
absorb or retain water, including but not limited to building roofs, parking areas, 
sidewalks and paved recreational facilities.” 
 
IMPERVIOUS SURFACE RATIO (ISR)  “The total area of impervious surfaces 
divided by the net area (excluding right-of-way) of the lot.” 
 
LOT AREA  “The total horizontal area included within the lot lines of the lot.  No 
public right-of-way or access easement for a public street or handle of a panhandle lot 
shall be included in the calculation of the lot area, nor shall the public right-of-way 
cross the lot area.” 
 
Site Identification ___________________________________________________________. 
 
Lot Area ____________________sq. ft. 
 
Impervious Surfaces: 
 
 1.  Building footprint __________ sq. ft. 

 2.  Parking & Drive areas __________ sq. ft. 

 3.  Access easements __________ sq. ft. 

 4.  Walkways  __________ sq. ft. 

 5.  Other   __________ sq. ft. 

 
Total Impervious Surfaces  __________ sq. ft. 
 
Total Impervious Surface = Impervious Surface Ratio  ___________________% 
            Lot Area 
 
 
I, _____________________________(Signature) certify that the calculations submitted 
above for the Impervious Surface Ratio are accurate and complete.  
(Date)________________ 
 
Attach your Business Card or submit your complete name, address and telephone, fax, e-
mail in the space below. 
 
 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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Attachment 3 
 
 

PARKING/LANDSCAPING CALCULATION SHEET 
 
Show requested information as part of your revised submission for completeness: 
 
 REQUIRED PROPOSED 
PARKING:   
No. of parking spaces 
(Show calculation)  

 
----------- 

 
----------- 

Interior Landscaping 
(Indicate location if located 
within Streetscape buffer) 

  

 Square footage 
(22 sq. ft. per parking space) 

----------- ----------- 

No. of canopy trees ----------- ----------- 

No. of shrubs ----------- ----------- 

   
LANDSCAPING: 
Delineate each required buffer area on map. 
Refer to Figures 14 A. and/or B. for alternatives and show which alternative is used. 

 
Streetscape Buffer:   

Width ----------- ----------- 

No. of Canopy trees ----------- ----------- 

No. of Shrubs ----------- ----------- 

   
Boundary Buffer:   

Width ----------- ----------- 

No. of Canopy trees ----------- ----------- 

No. of Shrubs ----------- ----------- 

   
 
Note:  
Refer to Sec. 15-6.1 and indicate in calculations if using credit for existing landscaping. 
 

 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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Attachment 5 
WHERE TO OBTAIN INFORMATION AND MAPS RELEVANT TO LAND DEVELOPMENT 
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DEPARTMENT, AGENCY 

        Plat Description, Land Ownership, 
Real Estate Valuation, Taxation 

        Zoning 

        Subdivision 

        Storm Sewer and Drainage 

        Sanitary Sewer 

        
Rights-of-way, Road Improvements, 
Driveways, Sidewalks, Bridges, Road 
Records 

        Building Codes, Building Inspection, 
Heating, Air Conditioning 

        Land Use, Growth Plans,              
School Districts, Census 

        Soils 

        Property Lines:   1" = 200'               
Property Lines:   1" = 400' 

        Overall County Street Pattern              
1" = 3000' 

        Topography and Tree Cover                
1" = 200' 

        Topography and Tree Cover              
1" = 400' 

        Topography Overall County                 
1" = 3000', 1" – 2000' 
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Attachment 6 

 
ADDRESSES OF COUNTY DEPARTMENTS AND AGENCIES 

 
 

 
 
 
COUNTY AUDITOR      COUNTY ENGINEER 
138 E. Court St., Room 304     138 E. Court St., Room 700 
Cincinnati, OH  45202     Cincinnati, OH  45202 
(513) 946-4000       (513) 946-4250 
 
 
DEPT. OF BUILDING COMMISSIONER   DEPT. OF PUBLIC WORKS 
138 E. Court St., Room 802     138 E. Court St., Room 800 
Cincinnati, OH  45202     Cincinnati, OH  45202 
(513) 946-4550       (513) 946-4750 
 
 
REGIONAL PLANNING COMMISSION   RURAL ZONING COMMISSION 
138 E. Court St., Room 807     138 E. Court St., Room 804 
Cincinnati, OH  45202     Cincinnati, OH  45202 
(513) 946-4500       (513) 946-4501 
 
 
METROPOLITAN SEWER DISTRICT   HAMILTON CO. BOARD OF HEALTH 
1600 Gest St.       Chester Towers, 5th Floor, Suite 1500 
Cincinnati, OH  45204     11499 Chester Rd. 
(513) 352-4850       Cincinnati, OH  45246 
       (513) 326-4500 
 
 
HAMILTON CO. SOIL & WATER     ODOT (OHIO DEPARTMENT OF 
     CONSERVATION DISTRICT         TRANSPORTATION) 
29 Triangle Park Dr.      P.O. Box 272 
Cincinnati, OH  45246     Lebanon, OH  45036-0272 
(513) 772-7645       (513) 932-3030



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  
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Attachment 7 
 

FEE SCHEDULE 
ZONING MAP AMENDMENTS 

 
ZONE DISTRICTS FEE 

RESIDENTIAL 

Zoning Map Amendments - Single Family Districts   $1,024.00 
Zoning Map Amendments - Multiple Family Districts   $1,024.00 

plus $308.00 per acre ($5,119.00 
cap) 

NON-RESIDENTIAL 

Zoning Map Amendments   $1,024.00 
plus $308.00 per acre 

SPECIAL PUBLIC INTEREST 

Zoning Map Amendments   $1,024.00 

 
 
 
 
Calculate gross property acreage using whole numbers: 
 

A. .1 to .4 acres – round down (i.e. 2.4 acres = 2 acres) 
B. .5 to .9 acres – round up (i.e. 2.5 acres = 3 acres) 

 
 
Gross acreage:  ________________ Calculating acreage: __________________ 
 
 
________________   x   $308  =   _______________  +   $1,024   =   ________________ 
Calculating acreage          Amendment fee due 
 
 
 

1. Make checks payable to Hamilton County Commissioners. 
2. Amendment processing fees are nonrefundable. 

 
 
 
 
DATE APPLICATION 
                  RECEIVED:  _________________  COMPLETE:  __________________  FEE PAID:  _______________ 



 

[ T H I S  P A G E  I N T E N T I O N A L L Y  L E F T  B L A N K ]  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



XV.  Applications for Subdivisions
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APPLICATION FOR APPROVAL OF 

PRELIMINARY SUBDIVISION PLAN 
HAMILTON COUNTY REGIONAL PLANNING COMMISSION 

807 COUNTY ADMINISTRATION BUILDING 138 EAST COURT STREET CINCINNATI, OH 45202  (513) 946-4465 

  

D
A

T
E

 R
E

C
E

IV
E

D
 

APPLICANT SUBDIVISION DATA 
NAME:  SUBDIVISION NAME: 

FIRM:   

FE
E

 

ADDRESS:  TOTAL ACRES:   ACRES IN R/W: 

CITY:   STATE:  ZIP:  NUMBER OF LOTS: 

TELEPHONE:   FAX:  TYPICAL LOT WIDTH: 

OWNER MAXIMUM LOT AREA IN SQ. FT.: 

C
K

# / C
A

SH
 

NAME:  MINIMUM LOT AREA IN SQ. FT.: 

FIRM:  PROPOSED UTILITIES 
ADDRESS:  SEWER:  PUBLIC  PRIVATE 

T
Y

PE 

CITY:   STATE:  ZIP: WATER:  PUBLIC  PRIVATE 

TELEPHONE:   FAX:  SIDEWALKS  NONE  ONE SIDE BOTH 

DEVELOPER LOCATION, AREA AND ZONING 
NAME:  AUDITORS BOOK:  PAGE:  PARCEL:  

FIRM:  ON THE (N) (S) )E) (W) SIDE OF:  

T
O

W
N

SH
IP 

ADDRESS:  APPROX  FEET (N) (S) (E) (W) OF:  

CITY:   STATE:  ZIP:  TOTAL ACRES:  

TELEPHONE:   FAX:  ZONING JURISDICTION(S):  

ENGINEER ZONING DISTRICT(S):  

Y
E

A
R

 

NAME:  REQUIRED MIN LOT AREA:  

FIRM:  PRIOR APPROVAL DATE(S) 
ADDRESS:  PRELIMINARY PLAN(S): 

SE
Q

# 

CITY:   STATE:  ZIP:  IMPROVEMENT PLAN(S): 

TELEPHONE:   FAX:  FINAL PLAT(S): 

DIRECT CORRESPONDENCE TO INDICATE CHANGES FROM PREVIOUS APPROVALS: 

NAME:   

FIRM:   

ADDRESS:   

CITY:   STATE:  ZIP:   

TELEPHONE:  FAX:   

CERTIFICATION 
I CERTIFY THAT THE INFORMATION AND STATEMENTS GIVEN ON THIS APPLICATION AND IN THE 
ATTACHMENTS ARE, TO THE BEST OF MY KNOWLEDGE, TRUE AND COMPLETE BASED UPON THE 
APPLICATION COMPLETENESS CHECKLIST (See Page 2) 
 
 
APPLICANT’S SIGNATURE:     DATE: 
 

SU
B

D
IV

ISIO
N

 N
A

M
E

 
A

PPR
O

V
A

L
D

A
T

E



 
PRELIMINARY PLAN APPLICATION COMPLETENESS CHECKLIST 

 
Application (Initial Review; Official File).  Applications for Preliminary Subdivision Plan approval shall be accompanied by the fee indicated on 
the Subdivision Fee Schedule and shall be submitted in two parts – “Initial Review” and “Official File”.  The “Official File” application shall be 
submitted at least two (2) weeks prior to the meeting of the Planning Commission at which action is desired.  An application for Preliminary 
Subdivision Plan approval shall contain such information as may be required from time to time by the Planning Commission and the Subdivision 
Administrator but in all instances shall contain the following: 
 
INITIAL REVIEW APPLICATION: (to be submitted with application) 
 
__ 1. The date of submission of a Sketch Plan, if any, and identification of any changes to the proposed subdivision since said submission.. 

 
__ 2. A vicinity sketch at a scale of four hundred (400) feet or more to the inch shall be drawn on or shall accompany the Preliminary 

Subdivision Plan.  This shall show all existing subdivisions and the street and tract lines of acreage parcels of land, adjoining the 
proposed subdivision and between it and the nearest existing highways and thoroughfares.  It shall also show the streets and alleys in 
neighboring subdivisions or unplatted property to produce the most advantageous development of the entire neighborhood. 
 

__ 3. The Preliminary Subdivision Plan shall clearly show the following features and information: 
a The proposed name of the subdivision which shall not duplicate or closely approximate the name of any other subdivision in the 

incorporated or unincorporated areas of Hamilton County. 
b The names and address of the owner or owners of record, the subdivider, the engineer and surveyor. 
c The names of adjacent subdivisions and the names of record owners of adjacent parcels of unplatted land. 
d The boundary lines, accurate to scale, of the tract to be subdivided. 
e The location, widths and names of all existing permanent buildings, sidewalks, water courses, railroad lines, corporation lines, 

township lines, cemeteries, pipe lines, pole lines, high tension, bridges, section lines, etc. 
f Existing sewers, water mains, culverts and other underground structures within the tract and immediately adjacent thereto. 
g Contours, normally with the intervals of (5) five feet referenced to U.S.G.S. Datum, as required by the Planning Commission. 
h Flood hazard areas, wetlands (if mapped by governmental jurisdiction), flood plain management areas, detention basins, active 

landslide areas, unstable soils (per U.S. Soil Conservation Service survey), and unstable geology (per U.S. Geologic Survey.) 
i The layout, proposed names and widths of proposed streets, alleys and easements; the layout, numbers and the approximate 

dimensions and square footage of proposed lots so as to exclude any access easement. 
j Square footage of panhandle and irregular lots calculated for zoning purposes so as to exclude the handle of panhandle lots and 

those narrow appendages of irregular lots less than fifty feet in width. 
k Zoning boundary lines, if any, including the boundary lines of any flood plain management district, hillside district or other 

overlay or special districts; proposed uses of property and proposed front yard setback lines. 
l All parcels of land intended to be dedicated or temporarily reserved for public use, or to be reserved in the deed for the common 

use of property owners in the subdivision, with the purpose, condition, or limitation of such reservation indicated. 
m The location and approximate dimensions of proposed debris pits. 
n Special zones, i.e., historical, archeological, dump, wildlife, etc. 
o The total acreage of the subdivision. 
p North-point, scale and date.  The horizontal scale shall be one hundred (100) feet or less to the inch. 
q Existing private restrictions and covenants shall be outlined and a reference of their inclusion on the Improvement (Construction) 

Plans and Final Record Plat. 
r Other features that may be required by reviewing offices and agencies, including but not limited to; slope analysis, sight distance 

analysis, and circulation analysis. 
 

OFFICIAL APPLICATION PHASE:  (must be submitted at least 2 weeks prior to the Planning Commission meeting at which action is desired.) 
 
__ 4. All information required by sub paragraphs 1-3 above this Section 5.6.2. 

 
__ 5. Certification of concept approval evidenced by either letters in a form prepared by the Subdivision Administrator, with signature, or 

plans with approval stamps, obtained by the applicant, certifying adequacy of existing public facilities and concept approval of the 
preliminary plan by: 

a. the County Engineer (as to sight distances, drainage, construction standards, etc.), 
b. the applicable sewer authority – Metropolitan sewer District, Board of Health, Ohio Environmental Protection Agency  (as 

to availability of public sanitary sewer and adequacy of proposed public or private sewerage concept), 
c. the applicable water authority – Cincinnati Water Works, etc. (as to availability of public water system), 
d. the applicable township zoning administrator or County Zoning Administrator (as to lot size, building setbacks, frontage and 

width), 
e. the Department of Public Works (as to the general location of storm drainage facilities), 
f. the township trustees (as to street lighting districts); and 
 such other applicable offices and agencies as may be identified by the Subdivision Administrator at the pre-application or 
 Sketch Plan stages. 

__ 6. All revisions required for concept approvals pursuant to subparagraph (5) above. 
 



XVI.  Applications for Zoning Variances and 
Appeals
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County of Hamilton 

OFFICE OF 
BOARD OF ZONING APPEALS 

 
Ronald A. Panioto, Jr. Sharon Stewart Phone: 946-4502 
Board Administrator Secretary Fax:  946-4475 
 
INSTRUCTION TO APPELLANT FOR FILING A COMPATIBLE NON-CONFORMING USE APPLICATION 

 
Applications for a compatible non-conforming use certificate shall be filed in person with the Board of Zoning 
Appeals. A legal notice will be prepared by the Board of Zoning Appeals and placed in a newspaper of general 
circulation in the county ten (10) to fourteen (14) days prior to the public hearing.  The applicant will receive the bill 
for said legal notice.  All forms, including individual and legal notices, necessary for the processing of an 
application will be executed by the office of the Board. 
 

Hearings are held by the Board of Zoning Appeals in Room 805 of the County Administration Building 
located at 138 East Court Street, Cincinnati, Ohio 45202 
 
All complete applications shall include the following information.  Please submit this checklist with your 
application. 
 
1. THE LETTER  (Please provide 1 copy) 

An explicit typewritten statement addressed to the Board of Zoning Appeals, setting forth the following: 
 

  The location and size of the property 
   
  A clear and accurate description of the proposed construction or use of the property.  
   
  Specific sections of the zoning resolution that the proposed site plan is in violation of, and from 

which a variance is being requested. ** 
   
  State the use of the property on the effective date of this Resolution or amendment thereto, which 

made the use of the property non-conforming. 
 

**NOTE: When requesting a modification or variance of any yard, bulk, or parking standard, such request 
must be clearly stated in the application letter and approved by the Board of Zoning Appeals as 
part of any final action. 

 
2. THE SITE PLAN  (Please provide 14 copies) 

The site plan shall be drawn to scale of not less than 1 inch equals 50’ and shall contain the following 
information. 

 

  Surveyor’s Seal 
   
  Name of person(s) preparing the plan 
   
  Title, name of owner & name of builder 
   
  North Arrow (North to top of plan) 
   
  Property lines, property dimensions, street name(s), site size,  
   
  Density in terms of dwelling units per acre or intensity in terms of impervious surface ratio 

and gross floor area of the non-conforming use. 
   
  Existing and proposed buildings & other structures, yards, rights-of-way, floodplains and 



wooded areas on the property. 
   
  Paving, parking areas, driveways, walks etc. 
   
  Parking space, aisle & drive dimensions & parking analysis 
   
  Distance from structures to property lines 
   
  Easements & purpose of easements 
   
  Existing & proposed grades 
   
  Identify landuses, buildings & other structures, yards, utility easements, rights-of-way, 

floodplains and wooded areas on lots adjacent to the property. 
 
3. THE LANDSCAPE & LIGHTING PLAN  (Please provide 14 copies) 

The landscape plan shall be drawn to scale of not less than 1 inch equals 50 feet and shall contain the following 
information. 

 
  Landscape Architects Seal 
   
  Width and location of any landscape area 
   
  Detailed schedule of planting materials including type, caliper and location of specimen 

within each landscape area 
   
  Location of any exterior light fixtures or poles 
 
4. THE STRUCTURAL DRAWING  (Please provide 1 set) 
 
5. THE APPLICATIONS  (Complete 1 copy each of the attached blue, buff and green colored applications.) 
 
6. THE FEE $ _______________ + legal ad 

An application fee is required when the case is filed.  (All fees are nonrefundable and must be made payable to 
the Board of Zoning Appeals.) 
 
 
Checklist Prepared by:  Name____________________________________________ 
 

Address __________________________________________ 
 
 _________________________________________________ 
 
Phone ____________________________________________ 
 
Date _____________________________________________ 

 



County of Hamilton 

OFFICE OF 
BOARD OF ZONING APPEALS 

 
Ronald A. Panioto, Jr. Sharon Stewart Phone: 946-4502 
Board Administrator Secretary Fax:  946-4475 
 

INSTRUCTION TO APPELLANT FOR FILING CONDITIONAL USE APPLICATIONS 
 
Applications for a conditional use certificate shall be filed in person with the Board of Zoning Appeals. A legal 
notice will be prepared by the Board of Zoning Appeals and placed in a newspaper of general circulation in the 
county ten (10) to fourteen (14) days prior to the public hearing.  The applicant will receive the bill for said legal 
notice.  All forms, including individual and legal notices, necessary for the processing of an application will be 
executed by the office of the Board. 
 

Hearings are held by the Board of Zoning Appeals in Room 805 of the County Administration Building 
located at 138 East Court Street, Cincinnati, Ohio 45202 
 
All complete applications shall include the following information.  Please submit this checklist with your 
application. 
 
1. THE LETTER  (Please provide 1 copy) 

An explicit typewritten statement addressed to the Board of Zoning Appeals, setting forth the following: 
 

  The location and size of the property  
   
  A clear and accurate description of the proposed construction or use of the property.  
   
  Specific sections of the zoning resolution that the proposed site plan is in violation of, and from 

which a variance is being requested. ** 
   
  State the hardship, facts and reasons why the variance sought should be granted. 

**NOTE:  When requesting a modification or variance of a yard, bulk or parking standard such request must 
be clearly stated and approved by the Board of Zoning Appeals as part of any final action.  
Requests for modification of a streetscape, boundary buffer or interior landscape standard, must 
first be approved by the Rural Zoning Commission prior to any action of the Board of Zoning 
Appeals. 

 
2. THE SITE PLAN  (Please provide 14 copies) 

The site plan shall be drawn to scale of not less than 1 inch equals 50’ and shall contain the following 
information. 

 

  Surveyor’s Seal 
   
  Name of person(s) preparing the plan 
   
  Title, name of owner & name of builder 
   
  North Arrow (North to top of plan) 
   
  Property lines, property dimensions, street name(s), site size 
   
  Existing and proposed buildings & other structures including, play grounds, athletic fields & courts, 

putting greens etc. 
   
  Paving, parking areas, driveways, walks etc. 



   
  Parking space, aisle & drive dimensions & parking analysis 
   
  Distance from structures to property lines 
   
  Identify land uses on parcels adjoining the proposed site 
   
  Streetscape & boundary buffer yards & interior landscape areas 
   
  Existing & proposed grades 
   
  Easements & purpose of easements 
 
3. THE LANDSCAPE & LIGHTING PLAN  (Please provide 14 copies) 

The landscape plan shall be drawn to scale of not less than 1 inch equals 50 feet and shall contain the following 
information. 

 
  Landscape Architects Seal 
   
  Streetscape buffer yard width & location 
   
  Boundary buffer yard(s) width & location 
   
  Interior landscape areas width & location 
   
  Detailed schedule of planting materials including type, caliper and location within each yard or area 
   
  Location of any exterior light fixtures or poles 
 
4. THE STRUCTURAL DRAWING  (Please provide 1 set) 
 
 
5. THE APPLICATIONS  (Complete 1 copy each of the attached blue and buff colored applications.) 
 
 
6.  THE FEE $ __________+ legal ad. 

An application fee is required when the case is filed and is based on the acreage of the site.  Contact the 
Secretary of the Zoning Board at 946-4502 for additional information.  (All fees are nonrefundable and must be 
made payable to the Board of Zoning Appeals.) 
 
 
Checklist Prepared by:  Name____________________________________________ 
 

Address __________________________________________ 
 
_________________________________________________ 
 
Phone____________________________________________ 
 
Date_____________________________________________ 

 



 
 Reference Forms:  
  
HAMILTON COUNTY ZONING RESOLUTION 

USER’S GUIDE 
 

Telecommunication Towers 
 
 
• What is a Telecommunication Tower? 
 

A telecommunication tower is a structure used by a public utility in the provision of 
telecommunication services.  It may be constructed as a freestanding structure, or attached to a 
building. 
 

• When do Zoning Regulations Apply to the Location of Telecommunication Towers? 
 

A telecommunication tower is permitted as-of-right to be located in any non-residential zoning 
district.  However, if proposed to be located in any residential district the applicant must follow 
Ohio Revised Code 303.211, which specifies that written notice must be made to the Board of 
Township Trustees in which the Telecommunication Tower is proposed, each contiguous 
property owner or owner across a street and to the Board of County Commissioners.  If an 
objection is made to or by the Board of County Commissioners the application is subject to BZA 
approval as a conditional use with respect to the location, erection, construction, reconstruction, 
change, alteration, removal or enlargement of a Telecommunication Towers. 
 

• What are the Criteria for the Evaluation of a Telecommunication Tower? 
 

If a telecommunication tower is proposed to be located in a residential zone district and an 
objection to such proposal is made, or received by, the Board of County Commissioners, then the 
location of Telecommunication Tower will be considered a Conditional Use and shall be subject 
to conditions and limitations as may be approved by the Board of Zoning Appeals (BZA).  The 
following general and specific standards for the Telecommunication Tower should be achieved to 
gain public acceptance, compatible community character and proper integration with the 
surrounding with area. 

General Standards 
 

a) Proof should be provided by the applicant in a form satisfactory to the BZA that the proposal 
has been approved by all agencies and governmental entities with jurisdiction, including but 
not limited to the Ohio Department of Transportation (ODOT), the Federal Aviation 
Administration (FAA), the Federal Communication Commission (FCC), or the successors to 
their respective functions. 

 

b) The applicant should demonstrate by clear and convincing evidence that its tower antennae 
cannot be located on any other communication tower or facility in the vicinity, that all 
reasonable means have been undertaken to avoid any undue negative impact caused by the 
“clustering” of towers within an area, and that the antenna or tower must be placed where it is 
proposed in order to satisfy its necessary function in the company’s grid system.  In the event 
of the construction of new facilities by the applicant, the applicant shall agree to the use of 
such facilities by other cellular communication companies, telephone, radio, television 
companies, and the local police, fire and ambulance (EMS) departments.



 

c) The applicant should demonstrate that the proposed tower is the least aesthetically intrusive 
facility for the neighborhood.  Monopole installations painted silver or having a galvanized 
finish are recommended.  Towers should not contain any commercial signage or be 
artificially lighted except as required by the FAA.  It is further recommended that all 
buildings and structures be architecturally compatible with the architecture of the adjacent 
buildings and structures. 

d) Pole, tower and/or structure placement should be only on a lot meeting the square footage 
requirements of the applicable zone district, and should be a minimum of one hundred (100) 
feet from every property line.  Guy wire anchors should be a minimum of fifty (50) feet from 
every property line. 

e) The applicant should demonstrate that the proposed tower and its antenna are safe and that 
the surrounding properties will not be negatively affected by tower failure, falling ice or other 
debris, electromagnetic fields or radio/TV frequency interference.  All towers should be fitted 
with anti-climbing devices as approved by the manufacturers. 

f) Landscaping should be designed to screen as much of the support structure as possible, the 
fence surrounding the tower, support structure(s) and any other ground level features and, in 
general, soften the appearance of the site.  Any combination of existing vegetation, 
topography, walls, decorative fences or other features may substitute for new landscape 
materials.  All screening devices and landscape materials shall be maintained in good 
condition. 

g) The applicant (or its successors) should, within thirty (30) days of ceasing operation at the 
site of a telecommunications tower, give notice of such ceasing of operation to the BZA.  
Facilities should be removed from the site within twelve (12) months of ceasing operations.  
Resale or renting of facilities is permissible only to other cellular communications systems 
subject to obtaining approval for a zoning certificate from the BZA. 

h) The Conditional Use Zoning Certificate may be revoked after notice and hearing if any 
continuing condition of the certificate has been violated and is not remedied within thirty (30) 
days of written notice from the zoning inspector. 

 
Specific Standards Required by the Board of Zoning Appeals 

 

a) Any structure (except fences), parking area, or storage area shall be setback at least 100 feet 
from every property line. 

b) The architectural design and site layout of the structure and the location, nature, and height of 
any walls, screens, and fences are to be compatible with adjoining landuses and the 
residential character of the neighborhood. 

c) Landscaping shall be installed in accordance with Boundary Buffer B as shown in Figure 14B 
and Streetscape Buffer as shown in Figure 14C. 

d) Security measures shall be submitted as part of the application. 

e) The terms of continuation of this use and those under which it shall eventually be removed or 
terminated are to be specified in the application and contained within the approving 
Resolution. 



 

• How do I Apply for a Conditional Use Zoning Certificate? 
 

An application for conditional use zoning certificate shall be accompanied by site plans, structural 
details and additional information as outlined in the attached checklist.  The completed 
application packet and application fee shall be filed directly with the Board of Zoning Appeals.  
You may schedule an appointment with the Administrator of the Board if you have questions or 
wish to further discuss details of a case prior to submission.  Requests for variance of a yard, bulk 
or parking standard must be clearly stated in the letter of application as submitted to the Board.  
Requests for modification of a streetscape or boundary buffer standard must be approved by 
the Rural Zoning Commission prior to action by the Board of Zoning Appeals.  These 
applications and a more complete explanation of this process is contained in the User’s Guide 
titled “Buffer Yards and General Landscape Standards”.  Please request the information if it is 
not already included with this document. 

 
• What are the Processing Procedures for a Conditional Use? 
 

Minimum processing time for a Conditional Use Zoning Certificate is typically 62 days. 
 

a) Within 5 days after filing a complete application, the BZA Administrator sets a public 
hearing for between 30 and 62 days from that date. 

 

b) A copy of the application is transmitted to the Regional Planning Commission for staff 
review and recommendation. 

 

c) Within 20 days after filing a complete application, a staff report with a recommendation 
is sent to the BZA. 

 

d) The BZA Administrator sends notice of the public hearing at least 10 days prior to such 
hearing to the applicant, Township and property owners within 200 ft.  A legal 
advertisement is published in a local county newspaper. 

 

e) BZA takes action within 21 days after public hearing. 
 

f) If the application is approved: 
1) Applicant must apply to the Rural Zoning Commission for a Zoning Certificate.  

Upon issuance, the Conditional Use Zoning Certificate is valid for a period no longer 
than one year unless a building permit has been issued or BZA has granted a time 
extension. 

2) Applicant applies to the Building Department for a Building Permit. 
 

g) When the development is complete: 
1) Applicant must file an affidavit of compliance with required conditions when 

development completed. 
2) A Final Zoning Inspection Certificate will be issued by the Zoning Field Inspector. 

 
For additional information contact the Hamilton County Rural Zoning Commission located in 
Room 804 of the County Administration Building, 138 E. Court Street, Cincinnati, Ohio 45202, 
513-946-4501 (FAX) 513-946-4475. 
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County of Hamilton 

OFFICE OF 
BOARD OF ZONING APPEALS 

 
Ronald A. Panioto, Jr. Sharon Stewart Phone: 946-4502 
Board Administrator Secretary Fax:  946-4475 
 

INSTRUCTION TO APPELLANT FOR FILING CONDITIONAL USE APPLICATIONS 
 
Applications for a conditional use certificate shall be filed in person with the Board of Zoning Appeals. A legal 
notice will be prepared by the Board of Zoning Appeals and placed in a newspaper of general circulation in the 
county ten (10) to fourteen (14) days prior to the public hearing.  The applicant will receive the bill for said legal 
notice.  All forms, including individual and legal notices, necessary for the processing of an application will be 
executed by the office of the Board. 
 

Hearings are held by the Board of Zoning Appeals in Room 805 of the County Administration Building 
located at 138 East Court Street, Cincinnati, Ohio 45202 
 
All complete applications shall include the following information.  Please submit this checklist with your 
application. 
 
1. THE LETTER  (Please provide 1 copy) 

An explicit typewritten statement addressed to the Board of Zoning Appeals, setting forth the following: 
 

  The location and size of the property  
   
  A clear and accurate description of the proposed construction or use of the property.  
   
  Specific sections of the zoning resolution that the proposed site plan is in violation of, and from 

which a variance is being requested. ** 
   
  State the hardship, facts and reasons why the variance sought should be granted. 

**NOTE:  When requesting a modification or variance of a yard, bulk or parking standard such request must 
be clearly stated and approved by the Board of Zoning Appeals as part of any final action.  
Requests for modification of a streetscape, boundary buffer or interior landscape standard, must 
first be approved by the Rural Zoning Commission prior to any action of the Board of Zoning 
Appeals. 

 
2. THE SITE PLAN  (Please provide 14 copies) 

The site plan shall be drawn to scale of not less than 1 inch equals 50’ and shall contain the following 
information. 

 

  Surveyor’s Seal 
   
  Name of person(s) preparing the plan 
   
  Title, name of owner & name of builder 
   
  North Arrow (North to top of plan) 
   
  Property lines, property dimensions, street name(s), site size 
   
  Existing and proposed buildings & other structures including, play grounds, athletic fields & courts, 

putting greens etc. 
   



  Paving, parking areas, driveways, walks etc. 
   
  Parking space, aisle & drive dimensions & parking analysis 
   
  Distance from structures to property lines 
   
  Identify land uses on parcels adjoining the proposed site 
   
  Streetscape & boundary buffer yards & interior landscape areas 
   
  Existing & proposed grades 
   
  Easements & purpose of easements 
 
3. THE LANDSCAPE & LIGHTING PLAN  (Please provide 14 copies) 

The landscape plan shall be drawn to scale of not less than 1 inch equals 50 feet and shall contain the following 
information. 

 
  Landscape Architects Seal 
   
  Streetscape buffer yard width & location 
   
  Boundary buffer yard(s) width & location 
   
  Interior landscape areas width & location 
   
  Detailed schedule of planting materials including type, caliper and location within each yard or area 
   
  Location of any exterior light fixtures or poles 
 
4. THE STRUCTURAL DRAWING  (Please provide 1 set) 
 
5. THE APPLICATIONS  (Complete 1 copy each of the attached blue and buff colored applications.) 
 
6.    THE FEE $______ __ + legal  ad. 

An application fee is required when the case is filed and is based on the acreage of the site.  Contact the 
Secretary of the Zoning Board at 946-4502 for additional information.  (All fees are nonrefundable and must be 
made payable to the Board of Zoning Appeals.) 
 
 
Checklist Prepared by:  Name____________________________________________ 
 

Address__________________________________________ 
 
 ________________________________________________ 
 
Phone ___________________________________________ 
 
Date ____________________________________________ 

 
 
 
 
 
 



 
 Reference Forms:  
  
HAMILTON COUNTY ZONING RESOLUTION 

USER’S GUIDE 
 

Variances  
 
 
• What is a Variance? 
 

The variance procedure is intended to provide a means by which relief can be granted from 
unforeseen particular applications of this Resolution that create practical difficulties or particular 
hardships.  The Board of Zoning Appeals is authorized only; to vary the yard and bulk 
requirements, to reduce the number of off-street parking spaces required for a new use by not 
more than 25% or loading spaces by not more than 1 space.  When a variance is requested due to 
the change of use or increase in intensity of an existing structure the number of off-street parking 
and loading spaces may be further varied. 
 

The Board of Zoning Appeals may not vary or modify a buffer yard or landscape standard in a 
vehicular use area, nor any standard related to a Special Public Interest (SPI) Overlay, 
Planned Unit Development (PUD) Overlay or Specific Planned Unit Development (S-PUD) 
district.  Refer to the User’ Guide titled “Modifications” for further information. 
 

• What are the Criteria for the Evaluation of a Variance? 
 

No variance shall be granted that is greater than the minimum necessary to relieve the hardship or 
practical difficulty.  The requested variance must satisfy each of the following standards: 
 

a) is a unique physical condition, 

b) is not self-created, 

c) would deny substantial rights,  

d) is not merely a special privilege,  

e) must be in harmony with the Resolution and  

f) would not result in a use or development on the subject property that: 

1) would be materially detrimental to the public welfare or materially injurious to the enjoyment, 
use, development value of property or improvements permitted in the vicinity; 

2) would materially impair an adequate supply of light due to adverse location of shadow to the 
properties and improvements in the vicinity; 

3) would substantially increase hazardous conditions in the public streets due to traffic or parking; 

4) would unduly increase the danger of flood or fire; 

5) would unduly tax public utilities and facilities in the area; or 

6) would endanger the public health or safety. 



 
• How do I Apply for a Variance? 
 

A variance may be applied for only after a Zoning Plans Examiner has refused to issue a Zoning 
Certificate.  A letter of refusal will be issued by the Plans Examiner specifying the section(s) of 
the Zoning Resolution that are at issue. Following the issuance of a refusal the application for a 
variance shall be accompanied by site plans, structural details and additional information as 
outlined in the attached checklist.  The completed application packet and application fee shall be 
filed directly with the Board of Zoning Appeals.  You may schedule an appointment with the 
Administrator of the Board if you have questions or wish to further discuss details of a case prior 
to submission.  Requests for variance of a yard, bulk or parking standard must be clearly stated in 
the letter of application as submitted to the Board.  If filing with the Board of Zoning Appeals for 
a conditional use, compatible non-conforming use or some similar application request, your 
variance request shall be filed at the same time and will require additional fees. When a variance 
application includes a request for modification of a streetscape, boundary buffer or interior 
landscape standard, such requested modification must be stated in the application for variance 
and approved by the Rural Zoning Commission prior to action by the Board of Zoning 
Appeals.  These applications and a more complete explanation of this process is contained in 
the User’s Guide titled “Buffer Yards and General Landscape Standards”.  Please request this 
information if it is not already included with this document. 

 
• What are the Processing Procedures for a Variance? 
 

Minimum processing time for a Variance is typically 62 days. 
 

a) Within 5 days after filing a complete application, the BZA Administrator sets a public 
hearing for between 30 and 62 days from that date. 

 

b) The BZA Administrator sends notice of the public hearing at least 10 days prior to such 
hearing to the applicant, Township and property owners within 200 ft.  A legal 
advertisement is published in a local county newspaper. 

 

c) BZA takes action within 30 days after public hearing. 
 

d) If application approved: 
1) Zoning Plans Examiner issues Zoning Certificate.  Upon issuance, the Zoning 

Certificate is valid for a period no longer than six months unless a building permit 
has been issued or BZA has granted a time extension. 

2) Applicant applies to the Building Department for a Building Permit when required. 
 

e) When the development is complete a Final Zoning Inspection Certificate will be issued 
by the Zoning Field Inspector. 

 
For additional information contact the Hamilton County Rural Zoning Commission located in 

Room 804 of the County Administration Building, 138 E. Court Street, Cincinnati, Ohio 45202, 
513-946-4501 (FAX) 513-946-4475 

 



County of Hamilton 

OFFICE OF 
BOARD OF ZONING APPEALS 

 
Ronald A. Panioto, Jr. Sharon Stewart Phone: 946-4502 
Board Administrator Secretary Fax:  946-4475 
 

INSTRUCTION TO APPELLANT FOR FILING A VARIANCE APPLICATION 
 
An application for a variance shall be filed in person with the Board of Zoning Appeals. A legal notice will be 
prepared by the Board of Zoning Appeals and placed in a newspaper of general circulation in the county two weeks 
prior to the public hearing.  The applicant will receive the bill for said legal notice.  All forms, including individual 
and legal notices, necessary for the processing of an application will be executed by the office of the Board. 
 

Hearings are held by the Board of Zoning Appeals in Room 805 of the County Administration Building 
located at 138 East Court Street, Cincinnati, Ohio 45202 
 
All complete applications shall include the following information.  Please submit this checklist with your 
application. 
 
1. THE LETTER  (Please provide 1 copy) 

An explicit typewritten statement addressed to the Board of Zoning Appeals, setting forth the following: 
 

  The location and size of the property  
   
  A clear and accurate description of the proposed construction or use of the property.  
   
  Specific sections of the zoning resolution that the proposed site plan is in violation of, and from 

which a variance is being requested. ** 
   
  State the hardship, facts and reasons why the variance sought should be granted. 

**NOTE: When requesting a modification or variance of a yard, bulk or parking standard such request must 
be clearly stated and approved by the Board of Zoning Appeals as part of any final action.  
Requests for modification of a streetscape, boundary buffer or interior landscape standard, must 
first be approved by the Rural Zoning Commission prior to any action of the Board of Zoning 
Appeals. 

 
 
2.     THE SITE PLAN  (Please provide 14 copies) 

The site plan shall be drawn to scale of not less than 1 inch equals 50’ and shall contain the following 
information. 

 

  Surveyor’s Seal 
   
  Name of person(s) preparing the plan 
   
  Title, name of owner & name of builder 



 
   
  North Arrow (North to top of plan) 
   
  Property lines, property dimensions, street name(s), site size 
   
  Existing and proposed buildings & other structures 
   
  Distance from structures to property lines 
   
  Paving, parking areas, driveways, walks etc. 
   
  Parking space, aisle & drive dimensions & parking analysis  (When applicable) 
   
  Identify landuses on parcels adjoining the proposed site 
   
  Streetscape & boundary buffer yards & interior landscape areas  (When Applicable) 
   
  Existing & proposed grades 
   
  Easements & purpose of easements 
 
3. THE LANDSCAPE & LIGHTING PLAN  (Please provide 14 copies) 

The landscape plan shall be drawn to scale of not less than 1 inch equals 50 feet.  A landscape plan is not 
required for single family dwellings and similar uses not subject to buffering and landscape standards but when 
required for other uses shall contain the following information. 

 
  Landscape Architects Seal 
   
  Streetscape buffer yard width & location 
   
  Boundary buffer yard(s) width & location 
   
  Interior landscape areas width & location 
   
  Detailed schedule of planting materials including type, caliper and location within each yard or area 
   
  Location of any exterior light fixtures or poles 
 
4. THE STRUCTURAL DRAWING  (Please provide 1 set) 
 
5. THE APPLICATIONS  (Complete 1 copy each of the attached blue and buff colored applications.) 
 
 
6. THE FEE $___________ + legal ad. 

An application fee is required when the variance is filed.  Contact the Secretary of the Zoning Board at 946-
4502 for additional information.  (All fees are nonrefundable and must be made payable to the Board of Zoning 
Appeals.) 
 

               Checklist Prepared by:  Name ____________________________________________ 
 

Address __________________________________________ 
 
 _________________________________________________ 
 
Phone ____________________________________________ 
 
Date _____________________________________________ 



 Reference Forms:  
  
HAMILTON COUNTY ZONING RESOLUTION 

USER’S GUIDE 
 

Appeals 
 

 
• What is an Appeal? 
 

The appeals procedure is the public hearing process through which any individual may request 
relief from any order, requirement, decision or determination made by an administrative official.  
The majority of appeal cases are filed as a result of a situation or violation of the zoning code 
discovered through field investigation.  Other appeals may be filed as a result of a conflict or 
disagreement related to zoning resolution interpretation.  All appeals are heard and decided by the 
Board of Zoning Appeals.  If an appeal is being requested as the result of a field order, the case 
must be filed within thirty (30) days of the order. 

 
• How do I Apply for an Appeal? 
 

An application for an appeal shall be accompanied by a letter describing the situation in question, 
or a copy of the field order from which relief is being sought.  Site plans, structural details and 
additional information may be provided at the applicants discretion or upon request by the BZA 
in order to make a sound determination on the case.  Refer to the attached application packet for 
additional information.  The completed packet and application fee shall be filed directly with the 
Board of Zoning Appeals.  You may schedule an appointment with the Administrator of the 
Board if you have questions or wish to further discuss details of a case prior to submission.  When 
an appeal includes a request for variance of a yard, bulk or parking standard, the proposed 
variance must be clearly stated in the letter of application as submitted to the Board. When an 
appeal includes a request for modification of a streetscape, boundary buffer or interior 
landscape standard, such requested modification must be stated in the application for appeal 
and approved by the Rural Zoning Commission prior to action by the Board of Zoning 
Appeals.  These applications and a more complete explanation of this process is contained in 
the User’s Guide titled “Buffer Yards and General Landscape Standards”.  Please request this 
information if it is not already included with this document. 
 

• What are the Processing Procedures for an Appeal? 
 

Minimum processing time for an Appeal is 62 days. 
 

a) Within 5 days after filing a complete application, the BZA Administrator sets a public 
hearing for between 30 and 62 days from that date. 

 

b) The BZA Administrator sends notice of the public hearing at least 10 days prior to such 
hearing to the applicant, Township and property owners within 200 ft.  A legal 
advertisement is published in a local county newspaper. 

 

c) BZA takes action within 30 days after public hearing not more than 120 days after the 
filing of the appeal. 

 

For additional information contact the Hamilton County Rural Zoning Commission located in 
Room 804 of the County Administration Building, 138 E. Court Street, Cincinnati, Ohio 45202, 
513-946-4501, (FAX) 513-946-4475. 
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County of Hamilton 

OFFICE OF 
BOARD OF ZONING APPEALS 

 
Ronald A. Panioto, Jr. Sharon Stewart Phone 946-4502 
Board Administrator Secretary Fax:  946-4475 
 

INSTRUCTIONS TO APPELLANT FOR FILING AN APPEAL APPLICATION 
 
Applications for an appeal shall be filed in person with the Board of Zoning Appeals. A legal notice will be 
prepared by the Board of Zoning Appeals and placed in a newspaper of general circulation in the county two weeks 
prior to the public hearing.  The applicant will receive the bill for said legal notice.  All forms, including individual 
and legal notices, necessary for the processing of an application will be executed by the office of the Board. 
 

Hearings are held by the Board of Zoning Appeals in Room 805 of the County Administration Building 
located at 138 East Court Street, Cincinnati, Ohio 45202 
 
All complete applications shall include the following information.  Please submit this checklist with your 
application. 
 
1. THE LETTER  (Please provide 1 copy) 

An explicit typewritten statement addressed to the Board of Zoning Appeals, setting forth the following: 
 

  The location and size of the property  
   
  A clear and accurate description of the proposed construction or use of the property. (When 

filing an appeal from a field order).  
   
  Specific sections of the zoning resolution in question, or from which the appellant is 

requesting an interpretation or relief. 
   
  State clearly any fact or other pertinent information believed to support the interpretation 

sought or recommended. 
  
2. THE SITE PLAN  (Please provide 14 copies) 

The site plan shall be drawn to scale of not less than 1 inch equals 50’ and shall contain the following 
information. 

 

  Surveyor’s Seal 
   
  Name of person(s) preparing the plan 
   
  Title, name of owner & name of builder 
   
  North Arrow (North to top of plan) 
   
  Property lines, property dimensions, street name(s), site size 
   
  Existing and proposed buildings & other structures 
   
  Distance from structures to property lines 
   
  Paving, parking areas, driveways, walks etc. 
   
  Parking space, aisle & drive dimensions & parking analysis 
   



  Identify landuses on parcels adjoining the proposed site 
   
  Streetscape & boundary buffer yards & interior landscape areas  (When Applicable) 
   
  Existing & proposed grades 
   
  Easements & purpose of easements 
 
3. THE LANDSCAPE & LIGHTING PLAN  (Please provide 14 copies) 

The landscape plan shall be drawn to scale of not less than 1 inch equals 50’ and shall contain the following 
information.  A landscape plan is not required for single family dwellings and similar uses not subject to 
buffering and landscape standards but when required for other uses shall contain the following information. 
 

 
  Landscape Architects Seal 
   
  Streetscape buffer yard width & location 
   
  Boundary buffer yard(s) width & location 
   
  Interior landscape areas width & location 
   
  Detailed schedule of planting materials including type, caliper and location within each yard 

or area 
   
  Location of any exterior light fixtures or poles 
 
4. THE STRUCTURAL DRAWING  (Please provide 1 set) 
 
5. THE APPLICATIONS  (Complete 1 copy each of the attached blue and buff colored applications.) 
 
6. THE FEE $ ___________ + legal ad. 

An application fee is required when the appeal is filed.  Contact the Secretary of the Zoning Board at 946-4502 
for additional information.  (All fees are nonrefundable and must be made payable to the Board of Zoning 
Appeals.) 
 
 
Checklist Prepared by:  Name____________________________________________ 
 

Address __________________________________________ 
 
 _________________________________________________ 
 
Phone ____________________________________________ 
 
Date _____________________________________________ 

 
 



XVII.  Additional Reading

 A.  Red Penciler’s Guide To Site Planning

 B.  Ohio Local Government: Zoning

 C.  Plot / Site Plans
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Selected Readings 

Ohio Local Government: Zoning 
Abstract: 

• Zoning – The Relationship of Planning to Zoning 
• Zoning Types 
• Rural Zoning Purpose and Definition 
• Rural Zoning Can’s and Cant’s 

 

Source: The Ohio State Extension University Bulletin 

Author: Keith L. Smith, Associate Vice President for Ag. Adm. and Director, OSU Extension 

http://ohioline.osu.edu/cd-fact/0301.html 
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Zoning - The Relationship of Planning to Zoning 

http://ohioline.osu.edu/cd-fact/0303.html 

In 1947, the Ohio General Assembly passed enabling legislation that allows cities, villages, counties, and 
townships to establish zoning. The procedures and methods and procedures to establish zoning are 
distinct. However, the content is the discretion of the people of the area. Ohio's law is very precise and 
detailed. The law is designed to involve the public in the zoning process.  

Zoning regulation can be divided into two categories: unincorporated (rural) and municipal. This series of 
fact sheets will focus on rural zoning. Rural zoning concentrates on township and county zoning outside 
of municipalities (village, town, city).  

Township zoning is the responsibility of township trustees. County zoning falls into the jurisdiction of the 
county commissioners. County zoning may include all or any number of townships in the county. County 
zoning includes a uniform zoning text administered county- wide. All zoning issues are accepted or 
rejected by referendum.  

There is confusion about comprehensive planning and the zoning process. The two terms have often been 
used interchangeably even though they are distinctly different. Comprehensive planning attempts to plan 
and relate land uses within an area to an overall development pattern. A comprehensive land use plan can 
only be developed after a thorough study of the area, i.e. township or county, and the interactions of its 
social, economic, and physical parts. This information is essential for the development of a 
comprehensive plan that will guide future growth.  

The comprehensive plan is part of the broader planning process which includes setting goals and 
objectives, decision making, inventory, tools for implementation. Before a comprehensive plan can be 
implemented, an inventory of the current situation must be assessed. The inventory should include 
population and economic base information, transportation, current land uses, and community 
infrastructure. The goal setting or "decisions for the future" process utilizes the inventory data to set 
objectives and goals. Goals and objectives for future use will influence the tools for implementation, of 
which zoning is one of the tools.  

The comprehensive plan presents a long-range statement for the future. The comprehensive plan is 
general in designating boundaries. It is rarely a period of less than ten years and usually includes a twenty 
or more year span. The comprehensive plan can be adopted as a legal document but has the primary 
function of serving as a guide to advise the community on specific decisions.  

Zoning is more specific in nature because it indicates the use of each land parcel within a township or 
county area, excluding incorporated communities. Zoning regulations address location, height, bulk, 
number of stories, size of buildings, and percentage lot coverage in each zone or district in the political 
subdivision. Zoning is one of several legal devices for implementing the proposals and objectives for land 
development as outlined in the comprehensive plan. To be effective, the zoning ordinance and map 
should be directly related to a previously prepared and adopted land use plan. Zoning plans encompass 
those needs in a limited amount of time, often a 5 to 10 year period.  



Zoning decisions are made daily throughout every county. Some of these decisions are well founded 
while others are reactionary in nature and are less grounded in careful thought. These everyday decisions 
have a far reaching effect in that most forms of land development last a minimum of twenty years and 
often exist period of fifty to one hundred years.  

Zoning Types 

http://ohioline.osu.edu/cd-fact/0302.html 

In 1947, the Ohio General Assembly passed enabling legislation that allows cities, villages, 
counties, and townships to establish zoning. The procedures and methods and procedures to 
establish zoning are distinct. However, the content is the discretion of the people of the area. 
Ohio's law is very precise and detailed. The law is designed to involve the public in the zoning 
process.  

Zoning regulation can be divided into two categories: unincorporated (rural) and municipal. This 
series of fact sheets will focus on rural zoning. Rural zoning concentrates on township and 
county zoning outside of municipalities (village, town, city).  

Township zoning is the responsibility of township trustees. County zoning falls into the 
jurisdiction of the county commissioners. County zoning may include all or any number of 
townships in the county. County zoning includes a uniform zoning text administered county- 
wide. All zoning issues are accepted or rejected by referendum.  

There are several different types of zoning districts. The types included in an area will depend on 
the complexity of the township's or county's development problem. Four major types that will be 
discussed here:  

• agricultural  
• residential  
• business  
• industrial 

Agricultural Districts 

Agricultural districts are established by the individual landowner, not the voter. However, an 
agricultural district has an impact on planning and zoning for an area. While agriculture 
production does not prohibit other uses, production agriculture is protected by agricultural 
districts from nuisance complaints and assessments for public use. Two tests must be met for a 
landowner to enroll in an agricultural district.  

1) The land must be devoted exclusively to agriculture or devoted to federal government land 
retirement or conservation program in the year of application and at least three years prior to year 
of application, and  

2) The land is composed of tracts, lots or panels that total not less than 10 acres in size, or an 
average gross income of at least $2,500 during the past three years, or the owner can present 



evidence of an anticipated gross income of $2,500. Removing land from an agricultural district 
before the five year agreement will incur a recoupment penalty of 25% of the assessed value.  

All or part of the land may be enrolled as an agriculture district. The district will continue for 
five years and then the owner can reapply for continuance of the district. There are other 
conditions concerning removal, annexation, and defferments in the Ohio Revised Code (929) that 
should be reviewed by planners, elected officials, and landowners.  

Residential Districts 

Residential districts may be established in several categories depending on the type of 
development already established or anticipated. Factors that must be considered are:  

• density of population  
• existing and proposed streets and utilities  
• variety of housing types (single family dwellings, multi family units, mobile home parks)  
• variety of housing price groupings 

The use of Cluster Development/Planned Unit Development and conditional uses are some 
methods that provide flexibility in zoning regulations. Distinctions in use are identified in zoning 
by use of density codes.  

Business Districts 

Land zoned for commercial use should be based on need for the establishments and not just on 
proximity to major thorough fares. Too often strip commercial development is permitted by 
zoning excessively large road frontages for commercial use. Service streets, performance 
standards, and conditional uses are part of the development planning.  

Industrial Districts 

Industrial districts may or may not be needed depending upon the location of the area to be 
zoned and its present mix of land uses. Areas properly zoned for industry is an additional 
incentive for industrial expansions well as new industry because the community indicates 1) it 
wants to protect its industry from possible nuisance suits from incompatible uses that could be 
established too near to the district and 2) it is providing "protected" land for future growth. Too 
often, more land than necessary is zoned for industrial use. Flexibility can be build into this type 
of zoning district by the use of performance standards for compatibility with non-industrial 
neighboring areas.  

Within these districts or as a separate district, other uses or non-uses may be addressed. Parks 
and open space for non-designated recreation use. Flood plains may be zoned as restricted or 
non-use areas.  

To best accomplish compatible uses, a comprehensive plan should be used as a guide. 
Compatible uses within districts and in adjacent districts do not "just happen". Planners and 



leaders must comprehend long term strategies for development options to best meet the future 
needs of residents. 

Rural Zoning Purpose and Definition 

http://ohioline.osu.edu/cd-fact/0300.html 

In 1947, the Ohio General Assembly passed enabling legislation that allows cities, villages, 
counties, and townships to establish zoning. The procedures and methods and procedures to 
establish zoning are distinct. However, the content is the discretion of the people of the area. 
Ohio's law is very precise and detailed. The law is designed to involve the public in the zoning 
process.  

Zoning regulation can be divided into two categories: unincorporated (rural) and municipal. This 
series of fact sheets will focus on rural zoning. Rural zoning concentrates on township and 
county zoning outside of municipalities (village, town, city).  

Township zoning is the responsibility of township trustees. County zoning falls into the 
jurisdiction of the county commissioners. County zoning may include all or any number of 
townships in the county. County zoning includes a uniform zoning text administered county- 
wide. All zoning issues are accepted or rejected by referendum.  

A study of court cases related to zoning shows that the underlying purpose must be to safeguard 
and promote the health, morals, safety, and general welfare of the community.  

Purpose of Zoning 

The purpose of zoning is to protect public health, safety, and welfare. For a zoning resolution to 
be legal, it must be wholly in the concept of general welfare. This means the zoning resolution 
must:  

• secure a public purpose  
• be reasonable  
• not be confiscatory  
• be consistent 

The "public purpose" is to prevent landowners or tenants from using their site to the detriment of 
the general welfare of the community at large. Actions that have no bearing on public health, 
safety, and general welfare are outside the scope of zoning.  

Zoning regulation must be reasonable. For example, the size and location of signs may be 
regulated, but to ban them completely is considered unreasonable.  

Zoning must not be confiscatory. If land is regulated to the extent it cannot be used for anything 
of economic value, the effect is to take the land. The courts have ruled that these regulations 
have exceeded the boundaries of power and are unconstitutional.  



Ordinances must be uniform for each class of property throughout any zone. For example, all 
structures must be the same setback distance from the road in all townships. All housing 
developments must have the same distance of road frontage as all other housing districts in the 
same category.  

Definition of Zoning 

Zoning is defined as the division of a jurisdiction into districts to enable the regulation of land 
according to the nature and use of the land in order to promote the orderly development of the 
area, and the protection of public health, safety and general welfare. Zoning permits the 
enjoyment of all property rights, so long as the owner does not infringe upon or impair the 
exercise of the same rights of others.  

There are a few distinct differences between county and township zoning. The administration is 
similar, but carried out by different bureaucratic entities.  

County Zoning 

The county commissioners are responsible for county zoning. The administration consists of a 
county zoning inspector, a county zoning commission, and a board of appeals.  

County zoning is enacted by the majority vote on a township by township basis. Zoning is only 
in effect in those townships where it is approved.  

Master planning is conducted on a county or regional basis. It is logical that zoning should also 
be established on a county wide basis to provide for implementation of this planning. Utilities, 
roads, and similar public services are usually determined on a larger than township basis.  

Township Zoning 

The township trustees are responsible for township zoning. As with county zoning, there is a 
township zoning inspector, a township zoning commission, and a township board of appeals. 
Each township will have its own resolution.  

Townships have more control of development goals than counties. Responsible zonings within 
the township should coordinate with the planning direction of the county, yet retain the right to 
make decisions in the townships interest.  

Summary 

Rural zoning is a tool in the planning and development process. There are other tools for 
development that can be used with rural zoning to accomplish the goals and desires of 
community residents. Once the definition and purpose is established, rural zoning can be an 
effective tool for attaining the resident's goals.  

 



Rural Zoning Can's and Cant’s 

http://ohioline.osu.edu/cd-fact/0301.html 

In 1947, the Ohio General Assembly passed enabling legislation that allows cities, villages, 
counties, and townships to establish zoning. The procedures and methods and procedures to 
establish zoning are distinct. However, the content is the discretion of the people of the area. 
Ohio's law is very precise and detailed. The law is designed to involve the public in the zoning 
process.  

Zoning regulation can be divided into two categories: unincorporated (rural) and municipal. This 
series of fact sheets will focus on rural zoning. Rural zoning concentrates on township and 
county zoning outside of municipalities (village, town, city).  

Township zoning is the responsibility of township trustees. County zoning falls into the 
jurisdiction of the county commissioners. County zoning may include all or any number of 
townships in the county. County zoning includes a uniform zoning text administered county- 
wide. All zoning issues are accepted or rejected by referendum.  

Discussions of zoning by rural residents constantly provoke differences of opinion about what 
zoning is, what it can do, and what it cannot do. In 1947, the Ohio legislature gave counties and 
townships the legal authority to proceed with rural zoning as long as it was based upon a 
comprehensive plan. The legislation that created rural zoning is quite precise but 
misunderstandings can occur. The purpose of this fact sheet is to outline items that rural zoning 
can do, as well as what rural zoning can not do.  

What Zoning Can Do 

At it's best rural zoning can:  

• assist community economic growth by helping reserve adequate and desirable sites for 
industrial and commercial users  

• protect the public's property from inconsistent or harmful uses  
• help keep rural areas from becoming dumping grounds for businesses which are trying to 

avoid municipal regulations  
• protect individual property owners from harmful or undesirable uses of adjacent property  
• provide orderly and systemic transition in land use that benefits all land uses through 

public hearings and local decisions  
• help prevent objections to normal and necessary farming operations which can take place 

when residential developments move into agricultural areas in an unplanned fashion  
• make a community more attractive by assisting the preservation of open space, unique 

natural resources, and natural terrain features  
• protect present and future industry from harassment by residential neighbors by 

informing residents where industry will be allowed to develop in an orderly fashion  
• serve as a tool to put into effect plans for future development  
• allow for important community decisions to be made within the community  



What Zoning Can Not Do 

At its best, zoning cannot:  

• change or correct past land uses. The only exception is if a use is made "non- 
conforming". A nonconforming use can be eliminated if that use is voluntarily 
discontinued for two years or if more than one-half is de stroyed by fire or natural 
disaster  

• prohibit farm buildings or farming decisions, such as crop or livestock selection  
• establish higher development standards than the community desires, such as guarantee 

that its adoption will be followed by industrial, commercial, or tourism development  
• assure proper administration of the resolution, no matter how good it may be  
• assure that land uses will be permanently retained as assigned under the zoning 

resolution. Re-zoning is possible in response to changing conditions and unanticipated 
opportunities  

• guarantee the structural soundness of buildings constructed in zoned districts. Zoning is 
not a building code.  

Rural zoning can provide guidelines for acceptable use practices. While it can not change or 
correct land use action in the past, it can serve as a guideline for development in the future.  

Zoning is a development tool available to rural residents who want to participate in the growth 
and development of their area. There are definite limits as to what zoning can and cannot 
accomplish in rural areas.  
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PLOT /SITE PLANS
Hamilton County Department of Building Inspections, Room 803 County Administration Building,  (513) 946-4550

I. WHEN IS A SITE PLAN REQUIRED?

Site Plans are required to be submitted with permit applications for new buildings or structures (including
retaining walls, decks and swimming pools), and additions to the same.  In general, only vicinity maps are
required for permit applications for interior alterations work, unless it constitutes a change of use..

II. WHAT IS A PLOT/SITE PLAN?

A. The plot plan shall consist of a plan of the lot or site upon which it is intended to build, erect, alter
or add to such building or structure, which plan shall be based on an on-site topographic survey,
prepared and certified by a land surveyor.  The plot plan shall be drawn to a uniform scale (1" = 50
ft. minimum); all required data, the scale and compass points shall be legibly marked on the
plan(s).

B. The record plan for the subdivision or plot may be used as the required plot plan, provided that it
bears the outlines of the buildings or structures shown on the appropriate lot with dimensions to
show the exact location with respect to the lot lines and should reflect current contour lines..

C. A separately prepared plot or site plan may be submitted, so long as it identifies fully the survey or
other document on which it is based, and provided that a copy of the survey or other document is
also attached to the set of drawings.

III. WHAT INFORMATION MUST BE SHOWN ON THE PLAN?

The plot/site plan shall show:

* the location of the lot under consideration (where not part of active subdivision).

* the bearings on each side of the property with lengths and angles.

* the location of all easements and rights-of-way on the lot.

* the location of other facilities or structures existing on the lot.

* the width of the streets, alleys, access road or court ways upon which the lot abuts.

* the sidewalk and curb lines thereof; fire hydrant locations.

* the amount of space on each street or alley that will be used when such space is desired for
temporary storage of construction materials or debris.

* the location of the new or proposed building(s) or other structure(s).

* the plan of the first story in heavy lines with all projections in their extreme shown in broken lines.

* the dimensions of the body of the building, its extreme projection(s) and the distance thereof from



adjoining street or lot lines.

* distances to all other buildings, proposed or existing on the same lot.

* accurate grading and drainage information showing existing and proposed grades of the floors of
building(s), and outside earth placement in relation to public streets, sewers, storm drainage lines
and adjoining properties.  (As a minimum, existing and proposed grades of the property corners,
midpoint of both side property lines and building corners, and the basement, garage, and all floor
elevations shall be shown on the plan.)

* accurate flood damage prevention information, where applicable, determining existing and
proposed grade elevations of the building(s) floors, including basements and outside earth
placement in relation to the grading information noted above.

* all utility locations appurtenant to the property including storm sewers, sanitary sewers, water
lines, overhead transmission lines, poles, guy wires, markers, inlets, manholes, etc.

* underground gas, electric and telephone lines to be shown by easement location only.

IV. ARE THERE ANY EXCEPTIONS TO THE ABOVE?

Plot/site plans for residential building additions and accessory structures need only show the horizontal
distances between all buildings and structures and all property lines, and do not have to be certified by a
land surveyor unless it is in a flood hazard area.

Plotplan-01.wpd 01/01/01
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